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WEST ST. PAUL COMMITTEE OF ADJUSTMENTS 
 

The regular meeting of the West St. Paul Committee of Adjustments was called to order by Chair 

Hubert on Tuesday, July 19, 2016, at 7:00 p.m. in the Municipal Center Council Chambers, 1616 

Humboldt Avenue, West St. Paul, Minnesota, 55118. 

   

ROLL CALL 

 

Present: Chair Hubert and Commissioners Fernandez, McPhillips, 

Leuer, Nelson, Kavanaugh, and Ramsay.  

 

Absent: None.  

 

Also Present: Assistant Community Development Director Boike, Council 

Liaison Bellows, and Recording Secretary Dull. 

 

APPROVE MINUTES 

 

ON MOTION of Leuer, seconded by Fernandez, RESOLVED 

to approve the West St. Paul Committee of Adjustments 

meeting minutes of Tuesday, June 21, 2016 as written.   

Ayes: 7 Nays: 0 Abstain: 0  

PUBLIC HEARINGS 

 

 

CASE # 16-02 

Application for a Variance 

to Allow a Reduction in 

Setback to a Residential 

Property For an Essential 

Service Structure in an R1 

District at 1365 Bidwell St. 

– St. Paul Regional Water 

Services 

Assistant Community Development Director Boike reviewed the 

memo to the Committee. Included in Commissioner packets were 

a proposed resolution and findings of fact, application and noise 

information, elevations, plans and survey. Staff recommended 

approval of the Variance subject to the conditions detailed in the 

memo. 

 

Commissioners Ramsay and McPhillips requested information 

regarding issues voiced by the neighboring property and drainage. 

Asst. Director Boike advised that staff, applicant, Clpn. Iago, and 

the neighbor engaged in a meeting to discuss issues and neighbors 

were receptive to the variance request based on the conditions of 

approval provided. He also noted water runoff would drain to the 

southeast away from the neighboring property. Mr. Feldman 

explained that the neighbors’ issues were more to do with 

maintenance, drainage, and noise. With respect to maintenance 

and drainage, neighbors were receptive to the proposal. As far as 

noise, Mr. Feldman noted they already hear a humming from the 

building but stated that with the addition, the humming noise will 

go away. 

 

Commissioner Fernandez asked about moving the structure to the 

north side of the lot since the tree seemed about 20 feet away. 

Asst. Director Boike advised the utility lines were along the north 

side and therefore construction of the structure on the north side 

was not an option. Mr. Feldman further explained the issues with 
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the utility lines to the north of the building. He explained that the 

two main water mains, which are 12 inch and 16 inch pipes, run 

out the north end of the building. The pipes are 50-60 years old 

and about 6-8 feet deep. The pipes could not hold a structure as 

large as a generator over them and St. Paul Regional Water needs 

to maintain access to the pipes for maintenance. He noted the 

placement of the generator on the north side would have to be 

offset from the north end of the existing house, there is a slope/hill 

in the north yard and the generator would be about 24 feet long 

resulting in potential root impact and significant pruning due to 

ending placement of a generator within 5-6 feet from trees. 

 

Commissioner Kavanaugh noted there were issues of general 

maintenance and asked whether a condition could be added to 

require landscaping in the front yard and meet Code for lawn and 

yard maintenance. Asst. Director Boike confirmed and noted it 

would allow for cancellation if non-compliant. 

 

Mr. Feldman advised that landscape would be updated on the 

south side of the existing structure to help with drainage, that it 

would be minimal maintenance landscaping, and that he has talked 

with the grounds and maintenance department regarding frequency 

of mowing, weed killer and keeping up on aesthetics.  

 

Chair Hubert inquired about potential placement of the proposed 

structure on the front of the existing building. Mr. Feldman stated 

it was considered however it would also require a variance and 

would be less favorable since it would alter the appearance of the 

house and would be a closer set back than what the neighborhood 

already has. 

 

Chair Hubert opened the Public Hearing at 7:28 p.m.  

 

Ed Iago, 12 Langer Circle 

Mr. Iago thanked the Committee for vetting the variance 

application twice and addressing the issues. He also thanked Asst. 

Director Boike for spearheading the combined meeting with staff, 

applicant and neighbors noting that residents’ concerns were 

resolved and that St. Paul Regional Water did a great job 

addressing City, staff, Committee and neighbor concerns. 

 

Seeing no one else in the audience coming forward to speak,  

Chair Hubert closed the Public Hearing at 7:30 p.m. 
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ON MOTION by Kavanaugh, seconded by McPhillips, the 

Committee of Adjustments approved Case #16-02, Application 

for a Variance to allow a reduction in Setback to a Residential 

Property for an Essential Service Structure in an R1 District 

at 1365 Bidwell St. and adopted proposed Resolution No. 16-02 

Memorializing the Findings of Fact and Reasons for Approval 

Relating to the Variance Application of St. Paul Regional 

Water Services for the Construction of an Addition at 1365 

Bidwell St. subject to the six conditions provided in the staff 

memo and adding the following two conditions: 

7. Applicant shall include additional new landscaping in 

the front of the house along with landscaping on the west 

side; and 

8. Applicant must meet City requirements for all lawn 

maintenance  

Ayes: 7 Nayes: 0 Abstain: 0 

 

NEW BUSINESS: 

 

None. 

OLD BUSINESS: 

 

None. 

OTHER: 

 

None. 

ADJOURNMENT: 

 

ON MOTION of Nelson, seconded by Ramsay, the 

Commissioners ADJOURNED the Committee of Adjustments 

meeting of July 19, 2016, at 7:32 p.m. All Ayes: 7/0. 
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TO:     Committee of Adjustments 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   September 20, 2016 

SUBJECT:  Case #16-05 

 

 
REQUEST 
 

The City of West St. Paul is requesting a Variance to reduce the required minimum 
lot size in an R1-A Single-Family District from 4,900 sq. ft. to 4,641 sq. ft. 

 
Attachments: 

Draft Findings of Fact 

Application 
Notice 

 

 
 

EXISTING LAND USES 

 
The subject property consists of a vacant lot.  Adjacent properties consist of single 
family homes. 

 

City of West St. Paul 
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ZONING 
 

The subject property and all adjacent properties are zoned R1-A, Single Family 
Residential.   

 
BACKGROUND 

 

The West St. Paul EDA recently sold five (5) vacant lots to a residential builder, 
including 158 Haskell St. E.  During the recession, the property was purchased by 
the EDA and the foreclosed home was demolished.  In order to rebuild on the 

property, the requested variance is needed.  The EDA has a purchase agreement in 
place for the sale of the property to a builder pending approval of the variance.  

 
VARIANCE REQUESTED 

 

Variance to allow a reduction in minimum lot size: 
 

153.053  LOT AREA, HEIGHTS, LOT WIDTH, YARD AND OTHER 
REQUIREMENTS. 
 

   (B)   The following minimum requirements shall be observed subject to the 
additional requirements, exceptions and modifications as set forth elsewhere in 
this chapter. 

  

Lot Area 

Corner lot 9,100 square feet 

Interior lot 7,000 square feet 

 

153.007 LOT PROVISIONS. 
  

(A) A lot of record existing upon the effective date of this chapter in an R 

Residence District, which does not meet the requirements of this chapter as to 
area or width may be utilized for single-family dwelling purposes in R-1 zones 

and two-family dwelling purposes in R-2 zones; provided the measurements of 
the area and width are within 70% of the requirements of this chapter, but the 
lot of record shall not be more intensively developed unless combined with one 

or more abutting lots or portions thereof so as to create a lot meeting the 
requirements of this chapter. 

 
The Zoning Ordinance requires a minimum lot size of 7,000 sq. ft. in the R1-A 
District at noted in Section 153.053 above.  However, Section 153.007 allows lots of 

record to reduce the minimum lot size to 70% of the requirements (due to the small 
size of many lots in the district).  As a result, the minimum lot size for the subject 
property is 4,900 sq. (7,000 X .70).  The subject property is 37.5 feet by 123.75 feet 

in dimension, measuring a total of 4,641 sq. ft.  As a result, the requested variance is 
to allow for a reduction in minimum lot size of 259 sq. ft. (variance of 5 percent). 
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ANALYSIS 

 
In reviewing Variance requests, the following section of the Zoning Code, Section 

5.3 (1) (b-d), is utilized: 

(b) Criteria for Granting a Variance.  A Variance may only be granted by the 
Committee of Adjustments when: 
 

   i. The Variance is in harmony with the general purpose and intent of the 
Ordinance;  
 

   ii. The terms of the Variance are consistent with the Comprehensive Plan; and 
 

   iii. The applicant for the Variance establishes that there are practical difficulties 
in complying with the Zoning Ordinance. 

(c) Definition of Practical Difficulties.  “Practical Difficulties” as used in connection 
with the granting of a Variance means that: 

 
   i. The property owner proposes to utilize the Property in a reasonable manner; 

 
   ii. The plight of the property owner is due to circumstances unique to the 
Property that were not created by the property owner; and 

 
   iii. The Variance will not alter the essential character of the neighborhood. 

(d) Restrictions on Granting Variances.  The following restrictions shall be applied 

when considering granting a Variance: 
 
   i. Economic considerations alone do not constitute practical difficulties. 

 
   ii. The Committee of Adjustments may not permit as a Variance any Use that is 
not allowed in the Zoning Ordinance for Property in the district where the affected 

person’s land is located (i.e. a Use Variance). 

The subject property is unique in that most single-family lots in the R1-A District 
have lot widths of 40 or 50 feet. The subject property has a lot width of 37.5 feet, 

therefore reducing the lot size of the property slightly below the minimum 
requirement of 4,900 sq. ft. The property was originally platted at the current 
dimension and, as mentioned, the property was previously occupied by a single-

family home.  
 

Staff does not feel that the request is detrimental to the public nor does it present 
inconsistency with the Comprehensive Plan.  Staff believes that the applicant is 
proposing to utilize the property in a reasonable manner (construction of a new single 

family home in a single family neighborhood) and that the practical difficulties are 
unique to the property (existing lot size).  Since the property was formally occupied by 
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a single-family home, the proposed request should not alter the essential character of 
the neighborhood. 

 
The perspective builder will be providing a concept plan which Staff will present at 

the meeting. 
 

STAFF RECOMMENDATION 

 
Based on the above comments, Staff recommends APPROVAL of the VARIANCE to 
allow for a reduction in minimum lot size (variance of 259 sq. ft.): 

1. The applicant shall apply for all applicable building permits for the construction of 
the new home. 

 
FINDINGS OF FACT 
 

A proposed Resolution adopting findings of fact for the Variance is attached for your 
consideration.    



 

 

        

 

 CITY OF WEST ST. PAUL 

 DAKOTA COUNTY, MINNESOTA 

  

RESOLUTION NO.  16-05 
 

RESOLUTION MEMORIALIZING THE 

FINDINGS OF FACT AND REASONS FOR APPROVAL 

RELATING TO THE VARIANCE APPLICATION BY 

THE CITY OF WEST ST. PAUL TO ALLOW A  

REDUCTION IN MIMINUM LOT SIZE  

AT 158 HASKELL ST. E. 

 

  

 WHEREAS, the West St. Paul Economic Development Authority is the owner of certain 

real property located at 158 Haskell St. E., legally described as follows: 

 

 LOT 6, BLOCK 1, WEST SIDE REAL ESTATE COMPANY’S ADDITION 

 

 (the “Property”); 

 

 WHEREAS, the City of West St. Paul has applied for a Variance to allow for a reduction in 

the required minimum lot size for the construction of a new home on the property; and 

 

WHEREAS, the small size and orientation of the lot presents significant constraints on the 

redevelopment of the redevelopment of the property, and 

 

 WHEREAS, a public hearing on the application was heard by the Committee of 

Adjustments on September 20, 2016, at which meeting the Committee of Adjustments voted to 

approve the Variance request; and 

 

 WHEREAS, contemporaneously with the Committee of Adjustments members voted ___ 

to approve the requests made the following findings of fact:  

 

FINDINGS OF FACT 

 

1. The Variance is in harmony with the general purpose and intent of the Ordinance; 

 

2. The terms of the Variance are consistent with the Comprehensive Plan; and 

 

3. The property owner has established that there are practical difficulties in complying with the 

Zoning Ordinance because of the following: 

 



 

 

a. The Property owner proposes to utilize the Property in a reasonable manner; 

b. The plight of the property owner is due to circumstances unique to the 

Property, specifically that the existing lot of record does not meet minimum 

lot size requirements. 

c. The Variances will not alter the essential character of the neighborhood. 

 

 NOW, THEREFORE, BE IT RESOLVED by the West St. Paul Committee of 

Adjustments that the Variance is approved based on the Planner’s report, dated September 20, 2016, 

which is hereby adopted and incorporated herein; 

 

  AND BE IT FURTHER RESOLVED that the following conditions are imposed on the 

applicant: 

 

1. The applicant shall apply for all applicable building permits for the construction of the 

new home. 

 

 Passed this 20
th

 day of September, 2016. 

 

 

 

       Attest: 

 

             

Chris Hubert      Jennifer Dull,  

Committee of Adjustments Chair Recording Secretary 









WEST ST. PAUL PLANNING COMMISSION 
 

The regular meeting of the West St. Paul Planning Commission was called to order by Chair 

Hubert on Tuesday, August 16, 2016, at 7:00 p.m. in the Municipal Center Council Chambers, 

1616 Humboldt Avenue, West St. Paul, Minnesota, 55118. 

   

ROLL CALL 

 

 

Absent: 

 

Commissioners present: Chair Hubert and Commissioners 

Fernandez, McPhillips, Kavanaugh, and Ramsay.  

 

Commissioners Leuer and Nelson  

 

Also Present: 

 

Assistant Community Development Director Boike, Council 

Liaison Bellows and Recording Secretary Dull. 

 

APPROVE MINUTES ON MOTION of Fernandez, seconded by Ramsay, 

RESOLVED to approve the West St. Paul Planning 

Commission meeting minutes of July 19, 2016 as written. 

Ayes: 5 Nays: 0 Abstain: 0 

PUBLIC HEARINGS 

 

 

CASE # 16-08 

Application for a 

Conditional Use Permit to 

Allow a Medical Clinic in 

a B3 District at 1963 

Robert St. – MedExpress 

Urgent Care 

 

Assistant Community Development Director Boike reviewed the 

staff memo to the Commission. Staff recommended approval of 

the Conditional Use Permit subject to the condition that the 

applicant shall apply for applicable building and sign permits for 

the tenant finish. 

 

Chris Simmons, 1231 Sylvandale Rd., Mendota Heights  

Todd Sexton, Regional Manager, MedExpress.  

 

Commissioner Fernandez asked about similarities to minute clinic 

and staff qualifications. He also thanked Mr. Sexton for traveling 

from Arkansas to be present for questions. Mr. Sexton advised 

thee would be x-ray on site but MedExpress is similar to a minute 

clinic or urgency room.  

 

Commissioner Ramsay confirmed with Asst. Director Boike that 

the exterior and parking would not be altered, awnings would 

mimic Aspen’s, signs would be erected, and a variance for 

parking was previously obtained for the four stall shortage. He 

also confirmed with Mr. Sexton that MedExpress is not tied down 

to a specific insurance or hospital system. 

 

Chair Hubert opened the Public Hearing at 7:08 p.m. and 

seeing no one wishing to speak for or against the application, 

Chair Hubert closed the Public Hearing at 7:08 p.m. 
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ON MOTION by McPhillips, seconded by Fernandez, the 

Planning Commission approved Case #16-08, application for 

a Conditional Use Permit to allow a medical clinic in a B3 

District at 1963 Robert St. subject to the condition provided in 

the staff memo. 

Ayes: 5 Nayes: 0 Abstain: 0 

 

CASE # 16-09 

An Ordinance Opting Out 

of the Requirements of 

Minnesota Statutes 

Section 462.2593 Relating 

to Temporary Family 

Health Care Dwellings – 

City of West St. Paul 

 

Assistant Community Development Director Boike reviewed the 

staff memo to the Commission. Included in Commissioners’ 

packets were the draft ordinance, public notice and League of MN 

Cities Summary. Staff recommended approval of the Ordinance. 

 

Commissioner Fernandez clarified with Asst. Director Boike that 

if opting in to the requirements of the new temporary health care 

dwellings, the City would allow anyone to put up a 300 ft. 

temporary structure without electric or plumbing. Asst. Director 

Boike added that other cities were looking at alternative options 

for mother-in-law homes and options to zone and regulate these 

structures with existing rental ordinance. 

 

Commissioner Ramsay confirmed with Asst. Director Boike that 

these structures can include trailers. 

 

Commissioner Kavanaugh asked whether there was any 

discussion at Council. Clpn. Bellows noted a discussion was had 

at a work session. He stated the proposed ordinance is an opt-out 

provision that would not preclude the city from opting in later. 

Clpn. Bellows stated the general thought of Council was that the 

City didn’t have enough information regarding these structures 

right now and there are a lot of unanswered questions but there 

may be a need for them in the future. He advised that the Council 

wanted to say no to temporary dwellings now and revisit later if 

there is a better defined set of parameters. 

 

Chair Hubert opened the Public Hearing at 7:16 p.m. and 

seeing no one wishing to speak for or against the application, 

Chair Hubert closed the Public Hearing at 7:16 p.m. 

 

ON MOTION by Kavanaugh, seconded by Ramsay, the 

Planning Commission approved Case #16-09, an Ordinance 

opting-out of the requirements of Minnesota Statutes, Section 

462.3593 relating to Temporary Family Health Care 

Dwellings – City of West St. Paul. 

Ayes: 5 Nayes: 0 Abstain: 0 
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NEW BUSINESS: 

 

None. 

OLD BUSINESS: 

 

None. 

OTHER: None. 

ADJOURNMENT: 

 

ON MOTION of Ramsay, seconded by Kavanaugh, 

Commissioners RESOLVED to ADJOURN the August 16, 

2016 regular meeting of the Planning Commission at 7:18 

p.m. All Ayes: 5/0 

 



 
TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   September 20, 2016 

SUBJECT:  Case #16-10 

 

 
REQUEST 

 
Snyder Health Care Systems Inc. is requesting a Conditional Use Permit to allow 
Adult Day Care in a B2, Neighborhood District at 355 Marie Ave E.  
 
Attachments: 
Application Package 
Memo from the Fire Marshal 
Notice 

 

 
 

 
EXISTING LAND USES 

 
The subject property consists of an existing office building.  Adjacent properties to 
the west consist of industrial uses.  Adjacent properties to the north consist of 

commercial buildings.  The adjacent properties to the east consist of the City Public 
Works building and apartment buildings.  The adjacent properties to the south 
consist of apartment buildings. 

 
 

 
 

City of West St. Paul 



ZONING 
 

The subject property and adjacent properties to the north are zoned B2, 
Neighborhood Business. Adjacent properties to the west are zoned I1, Light 

Industrial. Adjacent properties to the east are zoned I2, General Industrial and R4, 
Multiple Family Residential.  Adjacent properties to the south are zoned R4, Multiple 
Family Residential.  

 
ANALYSIS 
 

Zoning Ordinance 
Section 153.141 of the Zoning Ordinance requires a Conditional Use Permit to allow 

Two-family Dwellings in the B1 District (uses in the B1 are also allowed in the B2): 
 

153.141  CONDITIONAL USES 

    
Within the B-1 Limited Business District, no structure or land shall be used for 

the following uses, except by conditional use permit: 
 
(K)   A state licensed adult day care facility, provided that the lot is located at least 

200 feet from Robert Street. 
 

Proposal 

The applicant is proposing to have a dual use of the property with half of the building 
being utilized as office space for the operation and half of the building being utilized 

for the proposed Adult Day Program.  According the applicant, they will be operating 
an Adult Day Program that support seniors’ independent living through education on 
health management and healthy living.  The program aims to increase community 

enrichment opportunities while maintaining social ties to the community.  The 
program is developed to directly support local seniors in managing their affairs, 
coping with personal and system changes, as well as assisting them in navigating 

community resources. 
 

State License 
The applicant operates under a 245D state license through the Department of 
Human Services. 

 
Hours of Operation 

Monday – Saturday 8am to 6 pm. 
 
Employees 

The program will include a total of 8 employees with around 5 staff at the location 
day to day. 
 

Parking 
The proposed use requires a total of 20 parking stalls (13 for the office and 7 for the 

day care).  The existing parking lot has a total of 32 stalls.  The existing parking lot 
has some rough areas and the parking stalls are need re-striping.  As a result, Staff 
is recommending a condition of approval to patch the parking lot and re-stripe the 

parking stalls. 
 



 
Fire Department Review 

The Fire Marshal has provided a memo with two (2) recommended conditions 
pertaining to proposed Use (see attached memo). Staff is recommending a condition 

of approval that the applicant adhere to the recommendations in the memo.  The 
conditions are as follows: 
 

1) Per Minnesota State Building Code 1306 – Entire building shall be protected by 
an Automatic Sprinkler System. 

 

i) The City of West St. Paul has adopted Minnesota State Building Code 
Chapter 1306 Subp. 2.  Automatic sprinkler systems for buildings in 

which the occupancy classification has changed must be installed and 
maintained in operational condition within the structure. The entire 
building will require an automatic sprinkler system. 

 
2) The proposed occupancy is classified as an I-4 and shall comply with 

Minnesota State Fire Code 907.2.6.4- A Manual and Automatic fire alarm 
system shall be installed in Group I-4 in accordance with sections 907.2.6.4.1 
through 907.2.6.4.2 

 
 
STAFF RECOMMENDATION 

 
Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow an 

Adult Day Care in a B2 District at 355 Marie Ave E. subject to the following 
conditions: 

1. The applicant shall apply for applicable building and sign permits. 

2. The applicant shall patch the parking lot and re-stripe the parking stalls. 

3. The applicant shall adhere to the requests as outlined in the memo from the 
South Metro Fire Marshal dated September 8, 2016. 













 
TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   September 20, 2016 

SUBJECT:  Site Plan Review – 1675 Livingston Ave 

 

 
REQUEST 

 
The Dakota County Community Development Agency (CDA) is requesting Site Plan 
approval in order to expand their existing parking lot at 1675 Livingston Ave.  The 

applicant is proposing to add 13 new parking stalls adjacent to the front door off the 
existing parking lot drive aisle fronting the building. 

 
Attachments: 
Applications/Notice 
Memo from the Environment Committee & Civil Engineer 
Copies of submitted plans 
 

 
 

EXISTING LAND USES 

 
The subject property currently consists of a County owned apartment building.  The 

adjacent use to the north is occupied by the City of WSP sports dome.  Adjacent 
properties to the east are occupied by commercial uses.  Adjacent properties to the 
south are occupied by townhomes and adjacent properties to the west are occupied 

by single-family homes.  
 

 
 

City of West St. Paul 



ZONING 
The subject property and adjacent properties to the south are zoned R4, Multiple-

family Residential.  The adjacent property to the north is zoned B6, Town Center 
Mixed-use.  Adjacent properties to the east are zoned B6, Town Center Mixed-use 

and B3, General Business.  Adjacent properties to the west are zoned R1, Single 
family. 

 

ANALYSIS 

 
Proposal 
The applicant is proposing to modify the existing parking lot fronting the apartment 

building by adding 13 additional parking stalls off the west side of the existing drive 
aisle (see attached plan).  The property currently has 40 parking stalls and therefore 

relies heavily on on-street parking on Livingston Ave.  The proposed parking lot 
addition would help to alleviate the dependency on on-street parking.   
 

Parking Requirements 
The zoning ordinance requires two parking stalls per unit, half of which must be 
enclosed.  The complex includes a total of 80 units.  Therefore, per code, the property 

requires a total of 160 parking stalls (80 enclosed).  The existing property has a total 
of 40 parking stalls (0 enclosed).   

 
The development of the property predates the parking requirement.  As a result, the 
existing parking lot is considered legal non-conforming.  With that said, the 

apartment is designated for low-to-moderate income persons who are 62 years of age 
and older, handicapped or disabled, near elderly (50 years or older) and single 

persons.  In the past, the facility housed mostly seniors without cares however the 
tenants are becoming younger so the demand for parking has increased.  
 

As mentioned, the apartment currently relies on Livingston Ave for overflow parking, 
so the proposed parking will not only bring the property closer to compliance, but 
also help relieve the property’s reliance on on-street parking. 

 
Retaining Wall 

A short retaining wall is required (4 ft. max height) as the proposed parking stalls cut 
into an existing hill. 
 

Setbacks 
The proposed parking addition meets all setback requirements. 

 
Drive Aisle/Parking Stall Dimensions 
The submitted plan does not indicate whether or not the existing drive aisle meets 

the minimum width requirement of 20 ft. for two-way traffic.  Staff is recommending 
a condition of approval requiring that the applicant revise the plans to include the 
drive aisle width.  Should the drive aisle not meet the minimum requirement, the 

applicant shall also revise the plans to meet the minimum requirement. 
 

The proposed parking stalls meet the minimum dimensions of 9 ft. x 20 ft. 
 

 

 



Curbing 
The proposed parking lot modification will include B612 curbing as required by the 

Zoning Ordinance. 
 

Landscaping 
The submitted plan calls for the removal of three quality trees.  The Zoning 
Ordinance requires that all tree removed be replaced at 30 percent the total caliper 

inches removed.  As a result, Staff is recommending a condition of approval requiring 
the applicant to submit a landscape plan adhering to Section 153.031(4) of the 
Zoning Ordinance. 

 
Environmental Committee Review 

The Environmental Committee reviewed the proposed landscape plan at their 
September 7, 2016 meeting.  The Committee recommended that the replacement 
trees be planted in front of the building between the parking lot and Livingston Ave, 

but not in the right-of-way.  They also recommend that a variety of trees be planted 
that both native tree species and that have a high salt tolerance.  Some possible 

species recommended include Amur Maple, Eastern Red Cedar, and Honeylocust.  
The EC unanimously voted to approve the site plan, with an additional comment that 
they strongly encourage the developer to use “pollinator friendly” native plants that 

were not treated with “neonicotinoids”. 
 
Engineering Review 

The City Engineer has provided a memo with six (6) recommended conditions 
pertaining to the Site Plan (see attached memo).  Staff is recommending a condition of 

approval that the applicant adhere to the recommendations in the memo.  The 
conditions are as follows: 

1.   Permits from the appropriate regulatory agencies must be obtained, including 

but not limited to the MPCA, Dakota County, MnDOT, etc. 
 

2.   Pedestrian ramps abutting Livingston Ave to be MnDOT ADA compliant.  

Include MnDOT Standard Plan 5-297.250 (Sheets 1-5) in final plan set. 
 

3.   Please provide hydrologic calculations that the proposed increased impervious 

pavement will not alter the existing discharge rates for 2, 10, 100-year storm 
events.  Refer to West St. Paul Surface Water Management Plan for more 
information. 

 

4.   Show adjacent plat, parcels, property lines, easements, etc. 
 

5.   Identify the benchmark used. 
 

6.   Install inlet protection on all downstream catch basins.  
 

STAFF RECOMMENDATION 
Staff recommends APPROVAL of the SITE PLAN subject to the submitted site plan 
and to the following conditions: 

1. The applicant shall obtain all applicable building permits for the parking lot 
addition. 

2. The applicant shall submit a revised site plan that includes the dimension of 

the drive aisle adjacent to the newly proposed row of parking.  Should the 
drive aisle not meet the minimum drive aisle width of 20 ft., the applicant 

shall revise the plan to meet the requirement. 



3. The applicant shall submit a landscape plan adhering to the tree replacement 
requirement in Section 153.031(4) of the Zoning Ordinance. 

4.   The applicant shall adhere to the recommendations outlined in the attached 
memos provided by the Environmental Committee and City Civil Engineer. 



 
TO:     Asst. Community Dev. Dir. 
THROUGH: Asst. Parks & Recreation Dir. 
FROM:    Environmental Committee 
DATE:  September 14, 2016 
            

SUBJECT:   
 
CASE #16-11 – Site Plan review for 1675 Livingston Ave 

 

 

BACKGROUND INFORMATION: 

 

At the September 7, 2016 Environmental Committee (EC) meeting, members reviewed 
the Site Plan submitted by the Dakota County CDA to construct an addition to their 

parking lot at 1675 Livingston Ave. The EC members liked the overall plan and the 
addition of more off street parking.  They agreed with the Assistant Community 
Development Director’s recommendations.  They recommend trees be planted in front 

of the building between the parking lot and Livingston Ave, but not in the right-of-
way.  The also recommend that a variety of trees be planted that both native tree 
species and that have a high salt tolerance.  Some possible species recommended 

include Amur Maple, Eastern Red Cedar, and Honeylocust.  The EC unanimously 
voted to approve the site plan, with an additional comment that they strongly 

encourage the developer to use “pollinator friendly” native plants that were not 
treated with “neonicotinoids”. 

 

 
RECOMMENDATION: 

 
Environmental Committee members approve the site plan for redevelopment of 1675 
Livingston Ave with the recommendations listed above. 

 



Memorandum 

TO:  Ben Boike, Assistant Community Development Director/City Planner   

FROM:  Darin Rezac, Civil Engineer 

DATE:  September 14, 2016  

SUBJECT: Site Review Colleen Loney Parking Expansion 

___________________________________________________________________ 

 

The engineering department has completed its review of the above-referenced project.  In 

conjunction with the site plan approval, the following conditions must be met. 

 
RECOMMENDED CONDITIONS OF APPROVAL 
 

1. Permits from the appropriate regulatory agencies must be obtained, including but not 

limited to the MPCA, Dakota County, MnDOT, etc. 

2. Pedestrian ramps abutting Livingston Ave to be MnDOT ADA compliant.  Include 

MnDOT Standard Plan 5-297.250 (Sheets 1-5) in final plan set. 

3. Please provide hydrologic calculations that the proposed increased impervious pavement 

will not alter the existing discharge rates for 2, 10, 100-year storm events.  Refer to West St. 

Paul Surface Water Management Plan for more information. 

4. Show adjacent plat, parcels, property lines, easements, etc. 

5. Identify the benchmark used. 

6. Install inlet protection on all downstream catch basins.  

 

 

 

 

 

 

 

 

C: Ross Beckwith, City Engineer/Public Works & Parks Director 

 Chuck Price, Engineering Tech III 

City of West St. Paul 

PUBLIC WORKS & PARKS/ENG 
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TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   September 20, 2016 

SUBJECT:  Site Plan/Plat Review – 963 Robert St. 

 

 
REQUEST 

 
On behalf of Sherman & Associates, Alliant Engineering is requesting the following 
zoning applications in order to expand the existing parking lot at 963 Robert St.: 

 
1) Site Plan approval for the construction of the parking lot 

2) Plat approval to combine lots 
 

Attachments: 
Applications/Notice 
Memos from the Civil Engineer, the Environment Committee, and MnDOT 
Copies of submitted plans 
 

 
 

EXISTING LAND USES 
 

The subject properties currently consist of a recently constructed retail shell on the 
south end of the property and vacant land on the north end.  Adjacent properties to 

the north are currently vacant.  Adjacent properties to the east are occupied by 
commercial and multi-family uses.  The adjacent property to the south is occupied by 

City of West St. Paul 



a multi-family apartment building.  Adjacent properties to the west are occupied by 
single-family homes.  

 
ZONING  

 
The subject property and adjacent properties to the north and east are zoned B5, 
Gateway North Mixed-use.  The adjacent property to the south is zoned Planned 

Residential Development with R4, Multiple-family Residential underlying zoning.  
Adjacent properties to the west are zoned R1, Single family. 

 

SITE PLAN ANALYSIS 

 
Proposal 

The applicant is proposing to develop the vacant land to the north of their recently 
constructed retail building as a parking lot to support the commercial use of the 
property.  The development of the property is required per a development agreement 

between the owner and the City of West. St. Paul dating back to the construction of 
the apartment building to the south. 
 

Access 
The proposed parking lot addition will connect to the existing parking lot north of the 

existing building and also provide new access for the property to the newly aligned 
Haskell St.  The existing parking lot has access to Robert St. (right-in, right-out) and 
the public ally to the rear of the property. 

 
Parking Requirements 

The 8,520 sq. ft. retail building requires a total of 43 parking stalls.  The existing 
parking lot includes a total of 29 stalls.  The proposed parking lot addition calls for 
40 parking stalls bringing the total number of parking stalls for the property to 69. 

 
Setbacks 
The proposed parking addition meets all setback requirements. 

 
Drive Aisle/Parking Stall Dimensions 

The submitted plans meet all required minimum drive aisle and minimum parking 
stall dimensions. 

 

Curbing 
The proposed parking lot addition includes B612 curbing as required by the Zoning 

Ordinance. 
 

Monument Sign 

The applicant is proposing a new monument sign for the property to be located 
adjacent to the Robert St. access.  Staff is recommending a condition of approval 
requiring the applicant to obtain a sign permit for the proposed sign.  

 
Stormwater Pond 

The applicant is proposing a stormwater pond at the northeast corner of the property.  
The proposed pond will treat all stormwater runoff for the parking lot.  A decorative 
maintenance free ornamental fence is proposed to be located adjacent to the 

northeast corner of the pond to provide enhanced aesthetics at the intersection of 



Robert St. and Haskell.  In addition to the fence, a variety of plantings and two 
benches are also proposed. 

 
Screening 

The Zoning Ordinance requires screening of commercial property if adjacent to 
residential uses.  The applicant is proposing a combination of 29 shrubs (24 inches 
in height that grow to 6 ft. in height) and 4 overstory trees (lindens) between the 

parking lot and the alley.  Section 153.032(E)(4) requires screening 6 ft. in height in 
the form of a maintenance privacy fence, masonry wall, or landscaping.  Staff is 
recommending a condition of approval requiring that the this requirement is 

satisfied. 
 

Shared Parking Agreement 
Overflow parking for 993 Robert St. (apartment to the south) has become an issue 
with the loss of on-street parking on Robert St.  Since the subject property is tied to 

the residential apartment complex to the south through a previous development 
agreement with the West St. Paul Economic Development Authority, Staff is 

recommending a condition of approval requiring the property owner to record a 
shared parking easement for the subject property benefiting the apartment to the 
south (993 Robert).  In addition, the property owner shall locate signs in the parking 

lot at 993 Robert stating that overflow parking is provided in the parking lot at 963 
Robert.  

 

Lighting 
Six additional 20-foot light poles are proposed for the parking lot addition (see plan 

sheet P-1.0).  The proposed lighting plan shows low levels of lighting bleeding across 
the western and southern property lines.  Section 153.032(E)(5) requires all lighting 
levels be zero-foot candles at the property lines.  Staff is recommending a condition of 

approval requiring the applicant to revise the plans to meet the requirement. 
 
Landscaped Islands 

The Zoning Ordinance requires a landscaped curbed island every 20 parking stalls.  
Staff is recommending a condition of approval requiring the applicant to revise the 

plans to include a landscaped curbed island in the western row of parking. 
 

Landscaping 

Based on the exterior linear feet of the newly created property, code requires a total of 
28 trees on-site (1 tree per 20 lineal ft. of property). The applicant is proposing a total 

of 15 deciduous trees at 2.5 caliper inches and 5 ornamental trees at 2.5 caliber 
inches for a total of 20 trees. 
 

Environmental Committee Review 

The Environmental Committee reviewed the proposed landscape plan at their 
September 7, 2016 meeting (see attached memo).  The Committee liked the selection 

of trees and the large amount of plants and shrubs being installed.  However, the 
Committee felt that all 28 trees should be required, per the code, especially since this 

was parking lot development.  The Committee unanimously voted to approve the site 
plan as long as the developer fulfilled the required number of 28 trees for the site 
plan, with an additional comment that they strongly encourage the developer to use 

“pollinator friendly” native plants that were not treated with “neonicotinoids”. 



 
 

Engineering Review 
The City Engineer has provided a memo with four (4) recommended conditions 

pertaining to the Site Plan (see attached memo).  Staff is recommending a condition of 
approval that the applicant adhere to the recommendations in the memo.  The 
conditions are as follows: 

 
1. Permits from the appropriate regulatory agencies must be obtained, including 

but not limited to the MPCA, Dakota County, MnDOT, etc. 
 

2. Existing storm sewer line that runs underneath the existing driveway abutting 
Robert St appears to be dead-headed at the existing catch basin.  Connect 

existing CB to proposed CB-4.  Approximate distance is 84 LF. 
 

3. Remove and re-space the trees along Robert St to accommodate the recently 

installed trees as part of the Robert St Landscape Project.  Coordinate with city 
staff to determine exact location of proposed trees along Robert St. 
 

4. Provide the city with a copy of the proposed Stormwater Management Plan. 
 
MnDOT Review 

Since Robert St. is a state road, MnDOT reviewed the proposed plans and submitted 
the attached letter dated June 14, 2016.  Staff is recommending a condition of 
approval that the applicant adhere to the requests of MnDOT per their letter. 

 
PLAT ANALYSIS 

 
Proposal 
The applicant is proposing to combine the existing five lots into one lot.  In addition, 

the applicant is dedicating .05 acres of right-of-way for the newly aligned Haskell St.  
Staff is recommending a condition of approval that the plat be recorded at the Dakota 
County Recorder’s office within one year of City approval. 

 
Parkland Dedication 

Parkland Dedication is not required for parking lot additions.  The applicant has 
already paid parkland dedication when the building plans were approved. 
 

STAFF RECOMMENDATION 
 

Staff recommends APPROVAL of the SITE PLAN subject to the submitted site 
plan and to the following conditions: 

1. Council approval of the corresponding Plat application. 

2. The applicant shall obtain all applicable building and sign permits for the 
approved site improvements. 

3. The applicant shall meet the screening requirement for the west property as 

outlined in Section 153.032(E)(4). 

4. The property owner shall record a shared parking easement benefitting 993 

Robert St. for overflow parking. In addition, the property owner shall include 
signage in the parking lot of 993 Robert St. stating that overflow parking is 
available in the parking lot at 963 Robert. 



5. The applicant shall revise the lighting plan to meet the zero-foot candle 
requirement at the south and west property lines. 

6. The applicant shall revise the site plan to include a landscaped curbed island 
in the western row of parking. 

7. The applicant shall adhere to the recommendations outlined in the attached 
memos provided by the City Civil Engineer, the Environmental Committee, 
and MnDOT. 

Staff recommends APPROVAL of the PRELIMINARY/FINAL PLAT subject to the 
submitted plat drawings and to the following conditions: 

 

1.   Council approval of the corresponding Site Plan application.   

2.   The applicant shall record the plat at Dakota County within one year of City 

approval. 
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VICINITY MAP
NOT TO SCALE

SUITE 300

ALLIANT ENGINEERING, INC.
233 PARK AVENUE SOUTH

MINNEAPOLIS, MN 55415
PH 612-758-3080
FX 612-758-3099

SURVEYOR

CIVIL ENGINEER              
CLARK WICKLUND, P.E.

CONTACT: PAUL KEENAN

OWNER / DEVELOPER

LANDSCAPE ARCHITECT
MARK KRONBECK, PLA, ASLA

MINNEAPOLIS, MN 55415

SHERMAN ASSOCIATES
233 PARK AVENUE SOUTH, SUITE 201

PH 612-604-0852 

SUITE 300

ALLIANT ENGINEERING, INC.
233 PARK AVENUE SOUTH

MINNEAPOLIS, MN 55415
PH 612-758-3080
FX 612-758-3099

DENNIS OLMSTEAD,  PLS 

PROJECT
LOCATION

SUITE 300

ALLIANT ENGINEERING, INC.
233 PARK AVENUE SOUTH

MINNEAPOLIS, MN 55415
PH 612-758-3080
FX 612-758-3099

SHEET INDEX                                                    
COVER SHEET
EXISTING CONDITIONS PLAN
PLAT MAP - 150'
PRELIMINARY PLAT
FINAL PLAT
SITE PLAN
GRADING AND DRAINAGE PLAN
UTILITY PLAN
DETAILS
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PHOTOMETRIC PLAN
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C-1.0
C-1.1
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C-5.0
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LEGAL DESCRIPTION

Parcel 1:

Lot 2, Block 1, Emerson Hill, Dakota County, Minnesota.

Parcel 2:

Lot 3, Block 8, B. Michel's Addition, Dakota County, Minnesota, EXCEPT the East 2.20 feet of said Lot 3,
Block 8, which was conveyed to the City of West St. Paul by Quit Claim Deed dated September 23,
2014, filed September 26, 2014, as Document No. 3031450.

Parcel 3:

The South 45 feet of Lot 2, Block 8, B. Michel's Addition, Dakota County, Minnesota, EXCEPT the East
2.20 feet of the South 45 feet of said Lot 2, Block 8, which was conveyed to the City of West St. Paul by
Quit Claim Deed dated September 23, 2014, filed September 26, 2014, as Document No. 3031452.

Parcel 4:

The South 30 feet of Lot 1 and the North 5 feet of Lot 2, Block 8, B. Michel's Addition, Dakota County, Minnesota.

Parcel 5:

The North 40 feet of Lot 1, Block 8, B. Michel's Addition, Dakota County, Minnesota.

1. This survey was prepared from legal descriptions supplied and our in house records and may not depict all
easements, appurtenances or encumbrances affecting the property. Legal descriptions for Parcels 3, 4 and 5 are
prepared based on Dakota County tax information. The legal descriptions are crafted where the dimension control is
to opposite lines on the lot and create a potential gap or overlap between the parcels. The survey has depicted a
de-minimis gap condition as shown in the details hereon.

2. The locations of underground utilities are depicted based on information from Gopher State One Call system for a
“Boundary Survey locate”. The information was provided by a combination of available maps, proposed plans or city
records and field locations which may not be exact. Verify all utilities critical to construction or design.

3. The basis of bearings is assumed.

4. All distances are in feet.

5. The area of the above described property is 58,900 square feet or 1.352 acres.

6. Bench Mark: Top Nut of Hydrant located on the northwest corner of Robert Street and Bernard Street has an
elevation of 965.20 feet NGVD 29.
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Parcel 1:

Lot 2, Block 1, Emerson Hill, Dakota County, Minnesota.

Parcel 2:

Lot 3, Block 8, B. Michel's Addition, Dakota County, Minnesota, EXCEPT the East 2.20 feet of said Lot 3,
Block 8, which was conveyed to the City of West St. Paul by Quit Claim Deed dated September 23,
2014, filed September 26, 2014, as Document No. 3031450.

Parcel 3:

The South 45 feet of Lot 2, Block 8, B. Michel's Addition, Dakota County, Minnesota, EXCEPT the East
2.20 feet of the South 45 feet of said Lot 2, Block 8, which was conveyed to the City of West St. Paul by
Quit Claim Deed dated September 23, 2014, filed September 26, 2014, as Document No. 3031452.

Parcel 4:

The South 30 feet of Lot 1 and the North 5 feet of Lot 2, Block 8, B. Michel's Addition, Dakota County, Minnesota.

Parcel 5:

The North 40 feet of Lot 1, Block 8, B. Michel's Addition, Dakota County, Minnesota.

LEGAL DESCRIPTION                                          
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PAVING NOTES:                              

PARKING DATA:                       
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GRADING NOTES:                                       

EROSION AND SEDIMENT CONTROL MAINTENANCE PROGRAM 

EROSION CONTROL SCHEDULE           

GRADING LEGEND:           
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UTILITY LEGEND:               

UTILITY NOTES:                                                  
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LANDSCAPE NOTES:                                           

SEEDING NOTES:                                                               

LANDSCAPE REQUIREMENTS
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1.6 2.5 6.7 5.3 2.8 1.5 1.0 0.7 0.4 0.2

0.5 1.7 5.1 4.0 2.8 1.4 1.2 0.9 0.5 0.2

0.2 0.6 2.2 2.3 1.9 1.2 1.1 1.1 0.7 0.3

0.2 0.5 1.9 2.0 1.8 1.2 1.0 1.0 0.7 0.3

0.4 1.2 3.5 3.3 2.3 1.4 1.2 1.0 0.6 0.3

1.3 3.0 6.6 5.4 3.0 1.5 1.1 0.8 0.5 0.2

0.8 3.1 6.2 4.9 3.1 1.5 1.1 0.8 0.5 0.2

0.3 0.9 2.7 2.8 2.0 1.3 1.2 1.1 0.7 0.3

0.2 0.6 1.7 1.9 1.8 1.2 1.0 1.0 0.8 0.4

0.3 0.8 2.5 2.6 2.0 1.3 1.2 1.1 0.7 0.4 0.2 0.1 0.1 0.1

0.7 2.8 5.8 4.5 3.1 1.5 1.2 0.9 0.6 0.4 0.2 0.2 0.1 0.1 0.1 0.1

1.6 2.8 6.6 5.3 2.9 1.7 1.2 0.9 0.7 0.6 0.4 0.3 0.3 0.2 0.1 0.1

0.5 1.4 4.0 3.6 2.6 1.7 1.7 1.4 1.1 1.0 0.7 0.6 0.5 0.4 0.2 0.1

0.2 0.6 1.9 2.2 2.1 1.8 1.8 1.9 1.6 1.4 1.2 1.1 0.9 0.6 0.4 0.2

0.2 0.5 1.2 1.5 1.9 2.1 2.0 2.2 2.1 1.9 1.8 1.4 1.2 0.9 0.5 0.2

0.2 0.5 0.9 1.2 1.6 2.1 2.6 3.1 3.3 3.1 3.0 2.1 1.5 1.0 0.5 0.3

0.2 0.6 1.5 1.6 1.8 2.0 3.0 4.2 5.3 5.4 4.5 2.9 1.8 1.1 0.6 0.3

0.2 0.9 2.7 2.4 2.1 2.2 3.3 5.2 8.1 8.6 6.2 3.7 2.0 1.1 0.6 0.2

0.2 1.0 3.7 3.2 2.5 2.3 3.1 4.8 7.1 7.5 5.6 3.5 2.0 1.1 0.6 0.3 0.1

0.2 1.4 3.6 3.0 2.5 2.2 2.7 3.4 4.2 4.3 4.0 2.7 1.7 1.1 0.6 0.3 0.1

0.2 1.4 3.6 3.0 2.8 2.2 2.1 2.3 2.8 2.8 2.5 2.1 1.5 1.1 0.6 0.3 0.1

0.2 1.2 4.2 3.6 2.4 2.1 1.8 1.8 1.8 1.8 1.8 1.7 1.6 1.1 0.6 0.3 0.1

0.3 1.1 3.4 3.0 2.4 2.1 1.6 1.6 1.6 1.6 1.7 1.9 1.8 1.4 0.5 0.3 0.1

0.3 0.9 2.0 1.9 1.9 1.6 1.4 1.3 1.5 1.6 1.6 2.4 2.9 2.6 0.8 0.3 0.1

0.4 0.8 1.8 1.8 2.0 1.7 1.2 1.1 1.1 1.3 2.0 3.2 5.1 6.0 2.5 0.7 0.2

0.3 1.0 2.7 2.6 2.4 2.4 1.4 1.0 1.1 1.2 1.9 3.2 5.4 5.9 2.5 0.8 0.2

0.2 1.0 3.7 3.2 2.7 2.6 1.7 1.3 1.4 1.3 1.5 2.2 2.8 2.7 0.8 0.3 0.1

0.2 1.3 3.7 2.9 2.1 2.1 2.1 1.8 2.2 1.5 1.2 1.4 1.4 1.0 0.3 0.1 0.1

0.2 1.4 3.5 2.8 2.9 1.9 2.4 2.2 2.5 1.7 1.0 0.8 0.7 0.5 0.2 0.1 0.0

0.2 1.2 4.6 3.6 2.0 1.8 2.3 2.9 3.0 1.8 0.9 0.6 0.4 0.2 0.1 0.1 0.0

0.2 1.0 3.2 3.0 2.3 2.4 3.3 4.4 3.9 2.3 0.9 0.4 0.2 0.1 0.1 0.0

0.3 0.8 2.0 1.8 1.8 2.1 3.4 4.5 3.8 2.2 0.9 0.3 0.2 0.1 0.1

0.3 0.7 1.6 1.7 1.7 1.8 2.4 2.8 2.9 1.7 0.7 0.4 0.2 0.1

0.3 1.0 2.4 2.2 2.0 2.1 2.4 2.0 2.3 1.4 0.6 0.3 0.2

0.2 1.0 3.4 3.2 2.6 2.3 1.8 1.3 1.6 0.9 0.4 0.2

0.2 1.3 4.0 3.1 2.0 2.2 1.4 0.6 0.5 0.3 0.2

0.1 1.3 3.4 2.8 3.2 1.8 0.8 0.3 0.2 0.2 0.1

0.1 1.2 4.6 3.3 1.7 1.2 0.5 0.2 0.1 0.1

0.1 0.8 2.6 2.6 1.7 1.0 0.3 0.1 0.1 0.0

0.2 0.7 1.5 1.4 1.0 0.5 0.2 0.1 0.1 0.0

0.2 0.4 0.7 0.8 0.6 0.5 0.3 0.1 0.1 0.0

0.2 0.5 0.5 0.6 0.6 0.4 0.1 0.1

0.2 0.5 0.5 0.5 0.4 0.2 0.1 0.1

0.1 0.2 0.3 0.2 0.2 0.1 0.1 0.0

0.0 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0
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TO:     Planning Commission 

FROM:    Ben Boike, Assistant Comm. Dev. Dir. 

DATE:   September 20, 2016 

SUBJECT:  Site Plan/CUP Review – 5 Wentworth Ave E. 

 

 
REQUEST 

 
On behalf of the Harrison Family Trust, Mularoni & Co. is requesting the following 
zoning applications in order to expand the existing building and modify the parking 

lot at 5 Wentworth Ave E.: 
 

1) Site Plan approval for the building addition and parking lot modification 
2) Conditional Use Permit to allow a Dental Clinic (lab) in a B1 District. 

 
Attachments: 
Applications/Notice 
Memos from the Environment Committee, the Civil Engineer, and the Fire Marshal 
Copies of submitted plans 
 

 
 

EXISTING LAND USES 
 

The subject property consists of a dental lab.  Adjacent properties to the north, east 
and south are occupied by office uses. Adjacent properties to the south are occupied 

by single-family homes.  
 

City of West St. Paul 



ZONING  
 

The subject property is zoned B1, Limited Business.  Adjacent properties to the north 
and east are zoned B3, General Business.  Adjacent properties to the south are zoned 

B6, Town Center Mixed Use.  Adjacent properties to the west are zoned R1, Single 
Family. 

 

SITE PLAN ANALYSIS 

 
Proposal 
The applicant is proposing a one-story 4,262 sq. ft. walkout addition to the north side 

of their existing building.  In addition, the applicant is also proposing to modify the 
existing parking lot by separating the “upper lot” (west parking lot) with the “lower 

lot” (north parking lot).  The family run business has been in operation at this 
location since 1976.  The proposed building expansion is needed to expand their 
operation. 

 
Building Materials 
Section 153.032(F)(1) of the Zoning Ordinance requires that exterior building 

materials be comprised of a minimum of 60 percent primary materials (brick, stone, 
stucco, or glass).  Secondary materials which includes decorative block, synthetic 

stucco, wood and metal, may only account for 40 percent of the façade. 
 
The applicant is proposing a combination of stucco (primary), glass (primary), and 

decorative block (secondary) to match the existing building.  The submitted plans call 
for prefinished metal on the east and west elevations which are not primary materials 

however the applicant confirmed that the labels are error and that the planned 
material is stucco.  Staff is recommending a condition of approval requiring that the 
elevations be revised accordingly.  The proposed stucco and glass account for more 

than 60 percent of the façade.  Therefore, the proposed building materials meet code. 
 

Window Coverage 
Section 153.032(F)(3) requires 40 percent window coverage for all facades facing a 

street, parking lot, or open space.  
 

The proposed addition meets the window coverage requirement. 
 
Visual Relief 

Section 153.032(F)(4) requires that all exterior elevations adjacent to a street, parking 
lot or open space must not exceed 60 feet in length without visual relief of two or 

more of the following: 
 
The three elevations do not require visual relief as they do not exceed 60 feet in 

length. 
 
Rooftop Mechanicals 

The proposed plans do not address whether or not rooftop mechanicals for the 
addition will be properly screened as required by the Zoning Ordinance.  Staff 

recommends a condition of approval requiring that all rooftop mechanicals be 
screened per Section 153.032(F)(5). 

 



Building Setbacks 
The proposed building addition meets all setback requirements. 

 
Parking Setbacks 

The modified parking lot meets all required setback requirements. 
 

Access 
The applicant is not proposing any modifications to the two existing access points to 

Humboldt Ave.  However the applicant is proposing a parking lot connection from the 
subject property to the property to the east at the northeast corner of the property.  
The property owner has worked out a parking agreement with the neighboring 

property to allow overflow parking in the parking lot to the east.  The proposed 
driveway connection will allow for employees/visitors the ability to enter the 

neighboring parking lot directly from the parking lot on the subject property. 
 

Parking Requirements 

The proposed parking modifications result in the same number of parking stalls as 
existing, 36.  The Zoning Ordinance requires a total number of 41 parking stalls.  
However, as mentioned, the property owner has entered into a parking agreement 

with the neighboring property owner to the east to allow for 13 overflow parking 
stalls. 

 
Drive Aisles/Parking Stall Dimensions 
The submitted plans do not indicate whether or not the existing/modified drive aisles 

and parking stalls meet minimum dimension requirements.  Staff is recommending a 
condition of approval requiring the applicant to revise the site plan to include and 

meet all drive aisle and parking stall dimensions. 
 
Curbing 

The proposed parking lot addition includes B612 curbing as required by the Zoning 
Ordinance. 
 

Trash Enclosure 
The applicant is proposing to relocate the existing trash enclosure to the south in 

order to allow for the proposed parking lot connection the neighboring property to the 
east.  Staff is recommending a condition of approval requiring the applicant to 
provide elevations of the proposed enclosure and that the proposed enclosure meets 

the provisions as outlined in Section 153.032(F)(6). 
 

Lighting 
No new lighting is proposed for the property. 
 

Landscaping 
Based on the exterior linear feet of the newly created property, code requires a total of 
40 trees on-site (1 tree per 20 lineal ft. of property). The existing property has total of 

15 trees on-site that will remain.  The applicant is proposing a total of 9 new quality 
trees (7 deciduous trees and 2 coniferous trees).  Staff is comfortable with the 

proposed landscaping despite the reduction in required trees.  Staff believes that the 
proposed plan distributes trees appropriately in areas where they can be located plus 
the applicant is proposing a total of 44 additional shrubs for the site. 

 



Staff did receive an email from a neighboring property owner inquiring as to whether 
or not the proposed trees along Humboldt Ave could be coniferous trees rather than 

deciduous trees as they would provide better screening of the parking lot.  Staff is 
recommending the four most northern deciduous trees adjacent to Humboldt be 

replaced with acceptable coniferous trees as allowed by code. 
 

Irrigation 
The existing property has an irrigation system. No modifications are proposed.  

 
Environmental Committee 

The Environmental Committee reviewed the submitted landscape plan at their 

September 7, 2016 meeting. The Committee liked the overall plan and liked that 
many existing trees would remain.  They agreed with the Assistant Community 

Development Director’s recommendations, but noted that instead of adding 
additional trees, that they should consider planting larger diameter trees such as 3-4 
inch instead of 2½ inch. The Committee unanimously voted to approve the site plan, 

with an additional comment that they strongly encourage the developer to use 
“pollinator friendly” native plants that were not treated with “neonicotinoids”. 

 

Engineer’s Recommendation 
The City Engineer has provided a memo with three (3) recommended conditions 

pertaining to the Site Plan (see attached memo).  Staff is recommending a condition of 
approval that the applicant adhere to the recommendations in the memo.  The 
conditions are as follows: 

 
1. Permits from the appropriate regulatory agencies must be obtained, including 

but not limited to the MPCA, Dakota County, MnDOT, etc. 
 

2. An existing curb cut is the same location as the proposed trash enclosure.  The 
existing curb cut was the primary drainage flume for half of the lower parking 

lot.  Indicate on the proposed plan where the new curb cut will be located. 
 

3. Include a typical cross-section indicating the proposed pavement section 

through the proposed parking lot connection. 
 

Fire Marshal Recommendation 

The Fire Marshal has provided a memo with two (2) recommended conditions 
pertaining to the site plan (see attached memo). Staff is recommending a condition of 

approval that the applicant adhere to the recommendations in the memo.  The 
conditions are as follows: 
 

1. Per Minnesota State Building Code 1306 – Entire building shall be protected by 
an Automatic Sprinkler System. 

 
2. The City of West St. Paul has adopted Minnesota State Building Code Chapter 

1306 Subp. 2.  Automatic sprinkler systems for buildings increased in total 

floor area must be installed and maintained in operational condition within the 
structure.  The new addition and the existing building will require an 
automatic sprinkler system. 

 
 

 



CONDITIONAL USE PERMIT ANALYSIS 
 

Zoning Code 
The Zoning Code requires a Conditional Use Permits for all Dental Clinics or Labs 

 
Analysis 
Since the existing Use predates the Zoning Ordinance requirement of a Conditional 

Use Permit, the Site Plan approval triggers the need for the property owner to obtain 
a Conditional use Permit in order to bring the Use into compliance with the current 
Zoning Ordinance. 

 
Business Overview 

As mentioned, the family run business began in 1976.  The company manufactures 
dental prosthesis on-site in their dental lab.  As business continues to grow, the 
owners need additional lab space to expand their operation.  The company currently 

has 30 employees. 
 

STAFF RECOMMENDATION 
 

Staff recommends APPROVAL of the SITE PLAN for the expansion of the 

existing building and modifications to the existing parking lot subject to the 
submitted site plan and to the following conditions: 

1. Council approval of the corresponding Conditional Use Permit application. 

2. The applicant shall obtain all applicable building and sign permits for the 
approved site improvements. 

3. Upon application of a building permit, the applicant shall: 

a. Revise the east and west building elevations by relabeling the “prefinished 
metal” building material with “stucco” in order to meet the exterior 

building materials requirement. 

b. Revise the site plan to include all drive aisle and parking stall dimensions.  
All drive aisles and parking stalls shall meet the minimum requirements 

as outlined in Section 153.347 of the Zoning Ordinance. 

c. Provide elevations of the proposed enclosure and that the proposed 

enclosure meets the provisions as outlined in Section 153.032(F)(6). 

d. Revise the plans to replace the northernmost four deciduous trees with 
acceptable coniferous trees. 

4.   All rooftop mechanicals shall be screened per Section 153.032(F)(5). 

5. The applicant shall adhere to the recommendations outlined in the attached 

memos provided by the City Civil Engineer, the Environmental Committee, 
and the Fire Marshal. 

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow a 

Dental Office (Lab) in a B1 District at 5 Wentworth Ave E. subject to the 
following conditions: 

 

1.   Council approval of the corresponding Site Plan application.   












































