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WEST ST. PAUL PLANNING COMMISSION 
 

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

Leuer on Tuesday, September 20, 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: Vice Chair Leuer and Commissioners 

Fernandez, McPhillips, Nelson, Kavanaugh, and Ramsay.  

 

Chair Hubert 

 

Also Present: 

 

Assistant Community Development Director Boike, Council 

Liaison Bellows and Recording Secretary Dull. 

 

APPROVE MINUTES ON MOTION of Fernandez, seconded by Nelson, 

RESOLVED to approve the West St. Paul Planning 

Commission meeting minutes of August 18, 2016 as written. 

Ayes: 6 Nays: 0 Abstain: 0 

PUBLIC HEARINGS 

 

 

CASE # 16-10 

Application For A 

Conditional Use Permit To 

Allow Adult Day Care In 

A B2 Neighborhood 

Business District At 355 E. 

Marie Ave – Snyder 

HealthCare Systems Inc. 

Assistant Community Development Director Boike reviewed the 

staff memo to the Commissioners. Staff recommended approval 

of the Conditional Use Permit subject to the conditions detailed in 

the memo.  

 

Commissioner Kavanaugh questioned the condition of the parking 

lot and whether the applicant would be willing to resurface. 

Commissioner Ramsay agreed that resurfacing rather than 

patching would make sense for seniors. Asst. Director Boike 

confirmed the parking lot was rough and needed to be patch and 

restriped at a minimum. He asked Commissioners discuss with 

the applicant.  

 

Commissioner McPhillips confirmed with Asst. Director Boike 

that the existing property was vacant but under contract for 

purchase pending City approvals. 

 

Clarence Tweh, Snyder HealthCare Systems Inc., applicant 

Mr. Tweh advised that he intended to resurface the lot and had no 

issues with making that a required condition of approval. 

 

Commissioner McPhillips inquired about the business. Mr. Tweh 

advised that the business provides services for vulnerable adults 

and seniors or those with developmental disabilities in Dakota 

County. He added that they have been a corporation for eight 

years and were previously foster parents and they have been 
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caregivers for over 20 years. Mr. Tweh stated the business was 

geared toward adults from 18 year old and up and they are also 

working on developing a respite program Mondays through 

Saturdays for families with a disabled family member. He added 

that the business intends to enrich the lives of the clients it serves 

through community experience and day trips. There would not be 

a residence so there would be no overnight. 

 

Vice Chair Leuer opened the Public Hearing at 7:20 p.m. and 

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

Vice Chair Leuer closed the Public Hearing at 7:20 p.m. 

 

ON MOTION by Ramsay, seconded by Kavanaugh, the 

Planning Commission approved Case #16-10, application for 

a Conditional Use Permit to allow Adult Day Care in a B2 

Neighborhood Business District at 355 E. Marie Ave. subject 

to the condition provided in the staff memo and adding 

condition 2 requiring the applicant to resurface the parking 

lot. 

Ayes: 6 Nayes: 0 Abstain: 0 

 

CASE # 16-11 

Application For Site Plan 

Review To Modify 

(Expand) The Existing 

Parking Lot At 1675 

Livingston Ave – Dakota 

County CDA 

 

Assistant Community Development Director Boike reviewed the 

staff memo to the Commissioners. Staff recommended approval 

of the Conditional Use Permit subject to the conditions detailed in 

the memo.  

 

Commissioner McPhillips asked how the site was approved for 

only 40 parking stalls when it required 160 and whether 

additional parking could be created using the land behind the site. 

Asst. Director Boike stated it was likely because the site pre-dates 

the ordinance and is now grandfathered in as a legal non-

conforming use. He also noted that there were some elevation 

issues with the land behind but that the City wanted to alleviate 

some of the existing parking issues which the proposal would do. 

Commissioner McPhillips also asked whether Livingston was to 

be widened or resurfaced in the near future. Asst. Director Boike 

stated there were no plans that he was aware of.  

 

Commissioner Kavanaugh clarified with Asst. Director Boike tree 

replacement and required caliper inches. 

 

Commissioner Fernandez confirmed underground parking was 

not available. He also asked what the street looked like on 

Saturday mornings when all cars and most people are home and 

whether parking time restrictions were in place. 
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Vince Markell, Dakota Co. CDA, applicant 

Mr. Markell advised that the facility has been in operation since 

1980 or 1981. He stated that current parking allows for 29 spots in 

front and 11 in the rear, all of which are numbered. Mr. Markell 

stated that after surveying, the CDA feels the proposal meets the 

needs as there are more single bedroom units and not many multi-

car tenants, if any. He added that the CDA’s budget comes solely 

from HUD and requires sharing across many buildings. Because 

of the limited funding, they are only proposing what would meet 

the needs as they exist now. Commissioners continued to question 

Mr. Markell regarding the site. Mr. Markell noted that DARTS 

was a partner and provided many services. He also stated that 

snow emergencies are smooth given the caretaker helps with 

notification and vehicles are moved. 

 

Vice Chair Leuer opened the Public Hearing at 7:39 p.m. and 

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

Vice Chair Leuer closed the Public Hearing at 7:39 p.m. 

 

Commissioner Fernandez stated that the proposal was for 

additional parking spaces and if the Commissioners didn’t allow 

the application, the site and neighborhood would remain the same. 

He hoped the CDA looks to expansion in the back in the future. 

 

Commissioner Kavanaugh pointed out that the feel of the 

neighborhood would remain the same with no significant changes 

except to alleviate some of the street parking issues. 

 

Nelson, McPhillips, all approved 

 

ON MOTION by Nelson, seconded by McPhillips, the 

Planning Commission approved Case #16-11, application for  

Site Plan Review to modify (expand) the existing parking lot 

at 1675 Livingston Ave subject to the conditions provided in 

the staff memo. 

Ayes: 6 Nayes: 0 Abstain: 0 

 

CASE # 16-12 

Applications For Plat To 

Combine Lots And Site 

Plan Review To Modify 

(Expand) The Existing 

Parking Lot At 963 Robert 

St. – Alliant Engineering 

Assistant Community Development Director Boike reviewed the 

staff memo to the Commissioners. Staff recommended approval 

of the Conditional Use Permit subject to the conditions detailed in 

the memo.  

 

Commissioner Nelson noted the screening and asked whether the 

proposed would satisfy the six foot requirement. Asst. Director 
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 Boike suggested revising the recommendation to amount to the 

six foot requirement. 

 

Commissioner Kavanaugh inquired whether the proposal was 

only moving forward to quickly satisfy a condition in the 

development agreement. He also asked about overlapping of 

parking use and demand. Asst. Director Boike provided some 

background to Commissioners regarding the development 

agreement and changes in use over time. He confirmed that the 

development agreement has been amended to allow the proposed 

parking lot. He also stated that the uses and operation offset each 

other and didn’t see any issues with the parking lot satisfying 

business parking and overflow parking. 

 

Council Liaison Bellows added that the parking lot may provide 

overflow parking for the neighboring apartments. Asst. Director 

Boike explained the issue of apartment overflow parking. 

 

Commissioner Fernandez noted that the building has been vacant 

for two to three years and confirmed with Asst. Director Boike 

that the City agrees that developing a parking lot is the best use 

for that land. He also inquired about the drainage at the north east 

corner and lighting. 

 

Commissioner Ramsay questioned the residential property owners 

adjacent to the proposed development and also questioned why 

the City would agree to a parking lot and take the land off the tax 

rolls for later commercial development. Asst. Director Boike 

advised that from a zoning standpoint, the applicant meets all 

code requirements and that the EDA agreed with the developer 

for a parking lot. 

 

Discussion regarding how the proposed parking lot fits with the 

City’s Comprehensive Plan ensued and it was noted that the 

Comprehensive Plan calls for mixed use and density but that there 

hasn’t been a market for it. 

 

Rob Coast, Sherman & Associates, applicant  
Mr. Coast noted the building was completed 1 ½ year ago and has 

been vacant since completion. However, they were anxious to fill 

the building and parking. He advised there were four prospects, a 

couple of them grocers, but no leases at this point and they are 

keeping the city informed. Mr. Coast stated the proposed 

detention pond to the north would be a micro-park and is intended 

to beautify the property.  
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Discussion took place between Commissioner Fernandez and Mr. 

Coast regarding apartment overflow parking, development 

agreement provisions, sufficient parking created for the site 

initially, why developing the vacant lot before a use is confirmed 

and whether the properties can be platted without developing the 

parking lot. Apartment residents were allowed to begin using the 

lot for parking. If the building were to expand, additional parking 

would be needed and the reason to develop the parking lot was to 

get the plat completed and create more marketability having more 

parking. Commissioner Fernandez stated he had reservations 

allowing a parking lot in a place where there is a vacant building 

adding that the intent with the Robert St. project is to develop. 

Mr. Coast responded there was something in the background 

saying parking is needed for the tenant to go in but he could not 

discuss any details. 

 

Council Liaison Bellows stated Sherman has been working this 

property for years. The development agreement requires that they 

complete the property going north to Haskell. The parking lot 

“finishes” the property but not necessarily puts it in the end game 

result. There is a storm water drainage issue which is also why we 

require the ponding. He stated the parking lot gets the property 

finished and compatible with the development. If any prospect 

wants more building space, they can come back and address that 

moving forward.  

 

Mark Cromett, Engineer, stated they also required the pond to 

detain water at the rates for the homes in the area.  

 

Vice Chair Leuer opened the Public Hearing at 8:13 p.m.  
 

Robert Van Cleve, 972 Livingston Ave. 
Mr. Van Cleve advised that the building has been a shell for 

approximately four years and work to complete the site has been 

intermittent. He stated the site remains unfinished but liked the 

proposed parking lot and micro-park. Mr. Van Cleve noted that 

initially everything was tore out leaving big open space between 

Robert St. and the residential houses. The homes need noise 

abatement and the proposed trees and shrubs will do that. Mr. Van 

Cleve stated there is no fence up right now but it shows in the 

plans that it was supposed to have been up. He also suggested 

limiting how long vehicles can be parked in the lot so that it 

doesn’t become a place for abandoned vehicles. In response to 

Commissioner Fernandez’s question, Mr. Van Cleve stated the 
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site currently consists of weeds, ponding, and is a basic vacant lot 

except that construction equipment for the Robert St. project 

seems to be kept there. Mr. Van Cleve closed stating that if the 

project is completed with the trees, striping and fencing, he would 

support the proposal. 

 

Gil Gustafson, 994 Livingston 
Mr. Gustafson stated he was happy to see the proposal as he has 

been in front of the Council pushing parking issues on Livingston. 

He noted that parking on Livingston occurs at all times and 

regularly residents cannot park in front of their own houses. Mr. 

Gustafson noted the residents were asking for permit parking in 

the neighborhood previously as there isn’t enough parking for the 

apartment buildings but if the parking lot as proposed is 

constructed and an easement for parking is in place, he would be 

very grateful and appreciative. He confirmed the intent was to 

establish a permanent parking easement and hoped it would 

incorporate language for residents and visitors. Mr. Van Cleve 

also stated that currently residents are not parking there and 

maybe additional notification should occur. He was in favor of the 

proposal. 

 

Discussion regarding timeline for completion took place as well 

as additional discussion regarding the effects of the development 

agreement. If approvals were in place, the projected was 

anticipated to begin in fall.  

 

Vice Chair Leuer closed the Public Hearing at 8:23 p.m. 
 

Commissioner Kavanaugh inquired about solving residential 

issues or expanding commercial, parking easement, and whether 

parking lots existed on any other Robert St. corner lots. Asst. 

Director Boike stated the development agreement is the main 

reason the proposal is coming through but works with the timing 

of the residential issue as well so as to complete a project that 

would benefit both residential and commercial. He also detailed 

setbacks and corner lots but indicated that he was not aware of 

parking lots on Robert St. corner lots. 

 

Commissioners discussed noise abatement. They questioned 

whether fence or vegetation would be the better option. It was 

noted that fencing provides better noise abatement as typically it 

takes 75 feet of vegetation to equal a noise wall. 
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Commissioner Fernandez asked what happens to Sherman if the 

project doesn’t go through. Asst. Director Boike stated that 

question would need to be answered by the Council or City 

Attorney in regards to the development agreement as he was not 

aware of all terms of the agreement.  

 

Commissioner Fernandez stated Sherman’s timeline was not the 

Commission’s problem and didn’t agree with developing a 

parking lot just to complete a project that has already been 

extended for years. He stated he cared about how residents are 

impacted and the redevelopment of Robert St. and its businesses 

but would vote no because the proposal didn’t make sense and 

because something better can be placed in that location.  

 

Commissioner Kavanaugh agreed commenting he was not in 

favor of putting a parking lot on the corner on Robert St. 

 

ON MOTION by McPhillips, seconded by Leuer, the 

Planning Commission moved approval of Case #16-12, 

applications for Plat to combine lots and Site Plan Review to 

modify (expand) the existing parking lot at 963 Robert St. 

subject to the conditions provided in the staff memo. 

 

Ayes: 3 (McPhillips, Leuer, Nelson) 

Nayes: 3 (Fernandez, Kavanaugh, Ramsay) 

Abstain: 0 

 

The motion failed. The application will go to City Council for 

review on Monday, September 26, 2016. 

 

CASE # 16-13 

Applications For A 

Conditional Use Permit To 

Allow A Dental Office 

(Lab) In a B1, Limited 

Business District And Site 

Plan Review For A 

Building Expansion And 

Parking Lot Modification 

At 5 Wentworth Ave. E. – 

Mularoni & Co. 

Assistant Community Development Director Boike reviewed the 

staff memo to the Commissioners. Staff recommended approval 

of the Conditional Use Permit subject to the conditions detailed in 

the memo.   

 

Commissioner Kavanaugh requested explanation of the existing 

parking lot area and whether it was connected. Asst. Director 

Boike confirmed connection noting some grading currently with a 

bit of a slope. He added that the main entry is on the upper level 

and that employees and delivery parking is on the lower level. 

Commissioner Kavanaugh confirmed with Asst. Director Boike 

that the lot would be considered one parking lot and inquired 

about the number of handicapped stalls. Asst. Director Boike 

advised the existing handicapped parking is in compliance with 

ADA requirements. 
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Commissioner McPhillips pointed out that the business was a 

good neighbors and there was nothing adverse about the building.  

 

Michael Mularoni, Mularoni Architecture, applicant 

Mr. Mularoni advised that the lower lot was secured access and 

that public would only come to the main entrance on the upper 

level. He noted the business was not a dental clinic and does not 

serve the public. It creates molds for dentists. Mr. Mularoni stated 

they would be decreasing impervious surface and adding more to 

the landscape noting that between the elevation change, 

headlights wouldn’t be an issue for neighbors either. He added 

that all other mechanicals and conditions are addressed in the 

plan. 

 

Vice Chair Leuer opened the Public Hearing at 8:48 p.m. 

 

Jeanette Fordyce, 19 Wentworth Ave. W. 
Ms. Fordyce stated she lived across from the business. She asked 

that if there is additional light proposed, she’d like it to not be any 

greater than it exists currently and would like it to continue to be 

amber in color. She also stated she was happy with boulevard as it 

is but asked that should trees die, they should be replaced and 

preferably with fir trees.  

 

Vice Chair Leuer closed the Public Hearing at 8:50 p.m. 

 

Commissioners asked the applicant address the lighting issue. Mr. 

Mularoni advised that lighting was to remain the same and in the 

same locations. However, they were entertaining placing a light 

on the upper level but noted from perspective, it would be 100 

feet from the lot line and would shine straight down. 

 

ON MOTION by Nelson, seconded by Kavanaugh, the 

Planning Commission approved Case #16-13, applications for 

a Conditional Use Permit to allow a Dental Office (Lab) in a 

B1, Limited Business District and Site Plan Review for a 

Building Expansion and Parking Lot Modification at 5 

Wentworth Ave. E. subject to the conditions provided in the 

staff memo. 

Ayes: 6 Nayes: 0 Abstain: 0 

 

NEW BUSINESS 

 

None. 
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OLD BUSINESS: 

 

None. 

OTHER: None. 

ADJOURNMENT: 

 

ON MOTION of McPhillips, seconded by Fernandez, 

Commissioners RESOLVED to ADJOURN the September 20, 

2016 regular meeting of the Planning Commission at 8:52 

p.m. All Ayes: 6/0 
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TO:     Planning Commission 

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

DATE:   October 18, 2016 

SUBJECT:  Case #16-14 

 

 
REQUEST 
Civil Site Group is requesting the following applications for the development of a new 

Bank of America at 1994 Robert St.: 
 

1) Site Plan Review for the construction of a new bank building and parking lot 
2) Conditional Use Permit approval to allow a Drive-through Lane 
 
Attachments: 
Memos from MnDOT, the City Civil Engineer, & the Environmental Comm. 
Applications/Notice 
Copies of submitted Civil and Architectural plans 

 

 
 

EXISTING LAND USES 
The subject property currently consists of a vacant commercial parcel. Adjacent 

properties to the north, south, and west consist of commercial uses.  The adjacent 
property to the east consists of Southview County Club. 

 
 
 

City of West St. Paul 
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ZONING 
The subject property and adjacent properties to the north and south are zoned B3, 

General Business.  Adjacent properties to the west are zoned B4, Shopping Center.  
The adjacent property to the east is zoned R1, Single-family Residential. 

 
SITE PLAN ANALYSIS 
 

Proposal 
The applicant is proposing to construct a new 4,287 sq. ft. bank building (Bank of 
America) on the vacant parcel.  The proposed building is to be located adjacent to 

Robert St., consistent to the setback of the Pearl Vision/AT&T building to the north.  
A north-south driveway is proposed adjacent to the east side of the building per the 

existing access easement (provides access to the property and connection between 
the properties to the north and south).  Off-street parking is proposed east of the 
drive aisle and an ATM drive-through is proposed north of the proposed building. 

 
Building Materials 

Section 153.032(F)(1) of the Zoning Ordinance requires that exterior building 
materials be comprised of a minimum 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), stone (primary) glass 

(primary), and metal paneling (secondary)(see submitted building elevations).  The 
proposed elevations meet the exterior building material requirements as noted above. 

 

Window Coverage 
Section 153.032(F)(3) requires 40 percent window coverage for all facades facing a 
street, parking lot, or open space.  The east and south elevations meet the 

requirement with standard windows.  However, in order to meet this requirement for 
the west (Robert St. side) and north elevations, the applicant is proposing a curtain 
wall of spandrel glass that wraps the northwest corner of the building.  The majority 

of the interior spaces along the west and north elevations are “back of store” secure 
areas and/or restrooms that, according to the applicant, prevents see through 

windows. 
 

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: 
 

         (a)   The facade is divided architecturally with different materials or textures; 

         (b)   There are horizontal offsets of at least two feet in depth; 
         (c)   There are vertical offsets in the roof line of at least two feet; and 
         (d)   The windows on the first floor are recessed horizontally at least one foot. 

 
The proposed building meets the visual relief requirements by meeting (a) and (c) 

above. 
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Rooftop Mechanicals 
The proposed plans do not address whether or not rooftop mechanicals 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). 
 

Setbacks 
The proposed building and parking lot meets all setback requirements per the 

requirements below. 
 

B-3, B-5, B-6 Building Parking 

Front yard 10 to 40 feet Not permitted 

Rear yard 20 feet minimum 10 feet minimum 

Side yard 0 feet 0 feet 

 

Access 
The subject property does not have direct access to Robert St.  Access to the property 

is provided through an existing access agreement between the subject property and 
the properties to the north and south. The proposed north-south driveway provides 

the necessary connection to the adjacent properties per the agreement.  In addition,   
per the Robert St. Improvement project, the Robert St. access that was previously 
located in the area of the proposed drive-through ATM, has been relocated directly 

south of the proposed building.   
 
As a result, patrons of the new bank can either access the property from the north, 

through the Petco property via the new signaled intersection of Crusader and Robert 
St., or from the south via the new Robert St. access to the adjacent retail center. 

 
Parking Requirements 
The proposed site plan includes a total of 27 off-street parking stalls.  The proposed 

4,287 sq. ft. office building requires a total of 21 parking stalls. 
 

Drive Aisles/Parking Stall Dimensions 
All proposed drive aisles and all parking stall dimensions meet minimum 
requirements. 

 
Trash Enclosure 
The applicant is not proposing a trash enclosure at this time as they are working on 

an agreement with the neighboring property to the north to utilize their existing 
enclosure. 

 
Sidewalks 
The applicant is proposing sidewalk connection from Robert St. to the front door of 

the building. 
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Lighting 
The applicant is proposing six (6) twenty-five foot tall LED light fixtures for the 

property to provide coverage of the drive-through ATM and the parking lot.  The 
Zoning Ordinance requires that all lighting be at or near zero for all property lines.  

The proposed lighting plan indicates that lighting extends beyond the property lines 
however since the adjacent properties are all commercial in nature Staff is not 
concerned. 

 
Signage 
The proposed plans show wall signage on the building elevations however the plans 

do not include any proposed freestanding signage.  As a result, Staff is 
recommending a condition of approval that all signage must meet the provisions as 

outlined in Section 153.435 of the Zoning Ordinance. 
 
Landscaping 

Based on the exterior linear feet of the newly created property, code requires a total of 
51 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, 2 ornamental trees at 1.5 caliber inches, 
and 12 evergreen trees at 6 ft. in height for a total of 29 trees.   
 

The Robert Street project includes 3 trees evenly spaced directly behind the sidewalk 
(not shown on the plan).  As a result, Staff is recommending that the proposed tree 
located closest to the front property line be removed (proposed location of one of the 

three Robert St. project trees).  In addition, since the proposed site plan is well short 
of the required 51 trees, Staff also recommends additional deciduous trees be added 

directly adjacent to the southern curb line of the parking lot as well as directly 
adjacent to the south property line (staying clear of the proposed future ATM drive 
through lane as shown on the plan).  Said trees shall be spaced appropriately per 

approval of staff.   
 
In addition to the trees proposed, the plan also includes a total of 241 perennials and 

grasses as detailed in the plant schedule table at the lower left side of the plan. 
 

Environmental Committee 
The landscape plan was reviewed by the Environmental Committee at their October 
5th meeting (see attached memo). The committee agreed with the Assistant 

Community Development Director’s recommendations, including the additional 
deciduous trees to be added directly adjacent to the southern curb line of the parking 

lot as well as directly adjacent to the south property line (staying clear of the 
proposed future ATM drive through lane as shown on the plan).   The Committee feels 
an additional 10-12 trees will fit in this space and recommend the following species; 

Columnar Norway Maple, Japanese Tree Lilac and Ginko.  They also recommend that 
a variety of trees be planted that are both native tree species and that have a high 
salt tolerance.  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”. 
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Irrigation 
The Zoning Code requires all landscaped areas to be irrigated.  The proposed 

landscape plan states that an irrigation system will be installed (see L1.0).  
 

Engineer’s Recommendation 
The City Engineer has provided a memo with five (5) 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. On sheet C5.0 and C5.1, replace City of St. Paul standard plates with West St. 
Paul city plates. City staff to provide electronic copies of needed city plates. 
 

3. Install perimeter control around the entire site (continue bio-roll/silt fence 
along Robert St.) 
 

4. On sheet L1.0, remove three Northwood Red Maple trees abutting Robert St.  
Robert St. landscape project will provide deciduous tree cover along Robert St. 
 

5. Provide the city with a copy of all AutoCAD electronic files. 

 
MnDOT Recommendation  

Since the subject property abuts Robert St., which is a State Road, MnDOT reviewed 
the proposed Site Plan and provided the attached letter dated October 10, 2016.   
Staff is recommending a condition of approval requiring that the applicant adhere to 

the requests of MnDOT. 
 

CONDITIONAL USE PERMIT ANALYSIS 

 
Zoning Ordinance 

Section 153.156 of the Zoning Ordinance requires a Conditional Use Permit to allow 
Drive-through Lanes in the B2 District (uses in the B2 are also allowed in the B3): 
 

153.156  CONDITIONAL USES 
       

Within the B-2 Neighborhood Business District, no structure or land shall be used 
for the following uses, except by conditional use permit: 
 

(D)   Drive-through lanes, subject to the following provisions: 
 
      (1)   They are not permitted in a front yard or within the setback area. 

      (2)   Adequate stacking distance must be provided, as determined by the city, 
which does not interfere with other driving areas, parking spaces or 

sidewalks. 
      (3)   Electronic speaker devices must not be audible beyond the property line and 

must not be operated between 10:00 p.m. and 7:00 a.m. 

      (4)   Screening of automobile headlights must be provided. Screening must be at 
least three feet in height and fully opaque, consisting of a wall, fence, dense 
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vegetation, berm or grade change or similar screening as determined by the 
city. 

      (5)   A by-pass lane must be provided, allowing autos to exit the drive-through 
lane from the stacking area. 

 
Analysis 
The applicant is proposing a Drive-through Lane for a proposed ATM to be located 

adjacent to the north side of the building.  Staff is recommending a condition of 
approval that the proposed drive-through lane meets the requirements outlined in 
Section 153.156(D) of the Zoning Ordinance.   

 
STAFF RECOMMENDATION 

 
Staff recommends APPROVAL of the SITE PLAN subject to the following 
conditions: 

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

2. The applicant shall apply for all applicable building and sign permits.  All new 

signage must meet requirements of Section 37 of the Zoning Ordinance. 

3. All rooftop mechanical protrusions shall be properly screened as outlined in 
Section 153.032(F)(5), as determined by the City Planner. 

4. The applicant shall revise the landscape plan removing the proposed tree 
located closest to the west property line and include additional deciduous 
trees directly adjacent to the southern curb line of the parking lot as well as 

directly adjacent to the south property line (staying clear of the proposed 
future ATM drive through lane as shown on the plan).  Said trees shall be 

spaced appropriately per approval of staff.   

5. 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 CONDITIONAL USE PERMIT to allow a 

DRIVE-THROUGH LANE subject to the following conditions: 
 

1. Council approval of the corresponding Site Plan application. 

2. The Drive-through lane must adhere to the requirements outlined in 
153.156(D) of the Zoning Ordinance. 
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9/23/16 CITY SUBMITTAL

44263

Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C0.0

TITLE SHEET

. .

. .

. .

. .

. .

. .

BANK OF AMERICA

WEST ST. PAUL, MINNESOTA

SHEET INDEX

SHEET NUMBER SHEET TITLE

C0.0 TITLE SHEET

SITE LOCATION

SITE LOCATION MAP N

SITE SURVEYC0.1

UTILITY PLANC4.0

ISSUED FOR: CITY SUBMITTAL

MASTER LEGEND:

9

3

2

.

0

932.0BC / 932.0TC

932.0TW

932.0BW

EXISTING LIGHT

EXISTING GAS METER

EXISTING MANHOLE

EXISTING CATCH BASIN

EXISTING GATE VALVE

EXISTING HYDRANT

EXISTING GAS VALVE

EXISTING ELECTRIC BOX

EXISTING UNDERGROUND CABLE

EXISTING UNDERGROUND ELECTRIC

EXISTING STOPBOX

EXISTING GAS MAIN

EXISTING WATER MAIN

EXISTING STORM SEWER

EXISTING SANITARY SEWER

D

Y

H

DEVELOPER:

JONES LANG LASALLE

200 EAST RANDOLPH STREET

CHICAGO, IL 60601

ENGINEER / LANDSCAPE ARCHITECT:

CIVIL SITE GROUP

4931 W 35TH STREET

SUITE 200

ST LOUIS PARK, MN 55416

612-615-0060

SURVEYOR:

GEOTECHNICAL ENGINEER:

STORM WATER POLLUTION PREVENTION PLAN - EXISTING CONDITIONS

SW1.0

GRADING PLANC3.0

C5.0

C5.1

L1.0

DETAILS

LANDSCAPE PLAN

STORM WATER POLLUTION PREVENTION PLAN - PROPOSED CONDITIONS

SW1.1

STORM WATER POLLUTION PREVENTION PLAN - DETAILS
SW1.2

C2.0 SITE PLAN

PROPOSED LIGHT

STORM WATER POLLUTION PREVENTION PLAN - NARRATIVESW1.3

DETAILS

C1.0 REMOVALS PLAN

C5.2 DETAILS

LOUCKS INC.

7200 HEMLOCK LANE, SUITE 300

MAPLE GROVE, MN 55369

763-424-5505

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

NORTHERN TECHNOLOGIES, INC.

1408 NORTHLAND DRIVE, SUITE 107

MENDOTA HEIGHTS, MN 55120

763-433-9175

C2.1 SWALE PLAN



REVISION SUMMARY

DATE DESCRIPTION

C0.1

SITE SURVEY

. .

. .

. .

. .

. .

. .
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REMOVAL NOTES: CITY OF WEST ST. PAUL REMOVAL NOTES:

REMOVALS LEGEND:

EROSION CONTROL NOTES:

ISSUE/SUBMITTAL SUMMARY
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N

44263

Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C1.0

REMOVALS PLAN

. .

. .

. .

. .

. .

. .

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

TREE REMOVALS:
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SITE LAYOUT NOTES:
SITE PLAN LEGEND:

CITY OF WEST ST. PAUL SITE SPECIFIC NOTES:

ISSUE/SUBMITTAL SUMMARY

DATE
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Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C2.0

SITE PLAN
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. .

SITE AREA TABLE:

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL



PLAN LEGEND:

ISSUE/SUBMITTAL SUMMARY
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N

44263

Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C2.1

SWALE PLAN

. .

. .

. .

. .

. .

. .

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL
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GENERAL GRADING NOTES:

GRADING PLAN LEGEND:

891.0 G

891.0 BC

891.0 BS/TS

GROUNDWATER INFORMATION:

CITY OF WEST ST. PAUL GRADING NOTES:

EROSION CONTROL NOTES:

ISSUE/SUBMITTAL SUMMARY

DATE
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Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C3.0

GRADING PLAN

. .
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. .

. .

. .

. .

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL
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CB 1

RIM=1009.57

IE=1006.95

9 LF 12" HDPE

STORM @ 0.50%

6" COMBINED DIP

WATER SERVICE

AND VALVE, STUB

TO WITHIN 5' FROM

BUILDING, COORD.

W/MECH'L

MH 2

RIM=1010.50

IE=1006.90

137 LF 12" HDPE

STORM @ 0.50%

FES 13

IE=1006.70

INSTALL CLASS III RIP

RAP PER MNDOT

STANDARDS

MH 12

RIM=1009.40

IE=1006.96

154 LF 12" RCP

STORM @ 0.50%

MH 11

RIM=1012.20

IE=1007.73

CONNECT BUILDING

ROOF DRAIN TO

MANHOLE

CLEANOUT

DT IE=1005.70

TYP.

6" PVC PERF.

DRAIN TILE

W/ROCK BED

@ 0.00%

DAYLIGHT

DRAIN TILE

IE=1005.70

GENERAL UTILITY NOTES:

UTILITY LEGEND:

CITY OF WEST ST. PAUL UTILITY NOTES:

ISSUE/SUBMITTAL SUMMARY

DATE
DESCRIPTION
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Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C4.0

UTILITY PLAN

. .

. .

. .

. .

. .

. .

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

SAINT PAUL REGIONAL WATER SERVICES UTILITY NOTES:
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9/23/16

REVISION SUMMARY

DATE DESCRIPTION

C5.0

CIVIL DETAILS

. .
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. .
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. .

HEAVY DUTY BITUMINOUS PAVEMENT

N T S

1

FINISHED GRADE

RIBBON CURB

N T S

2

FINISHED GRADE

LIGHT DUTY CONCRETE WALK/PAD

N T S

3

ACCESSIBLE PARKING PAVEMENT MARKING

N T S

4

ACCESSIBLE SIGN AND POST

N T S

C

L

5



ISSUE/SUBMITTAL SUMMARY

DATE
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CIVIL DETAILS
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PIPE BEDDING - RCP & DIP

N T S

1

PIPE BEDDING - PVC

N T S

2

RIP RAP SWALE

N T S

3
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Patrick J. Sarver

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED LANDSCAPE ARCHITECT UNDER

THE LAWS OF THE STATE OF MINNESOTA.

9/23/16

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

LANDSCAPE CALCULATIONS:

AGGREGATE MAINTANENCE STRIP

N T S

1

PERENNIAL BED PLANTING

N T S

4

DECIDUOUS & CONIFEROUS SHRUB PLANTING

N T S

3

LANDSCAPE NOTES:
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CATCH BASINS, TYP.

ISSUE/SUBMITTAL SUMMARY

DATE
DESCRIPTION

B
A

N
K

 
O

F
 
A

M
E

R
I
C

A

W
E

S
T

 
S

T
.
 
P

A
U

L

1
9

9
4

 
S

O
U

T
H

 
R

O
B

E
R

T
 
S

T
R

E
E

T
,
 
W

E
S

T
 
S

T
.
 
P

A
U

L
,
 
M

N
 
5

5
1

1
8

2
0

0
 
E

A
S

T
 
R

A
N

D
O

L
P

H
 
S

T
R

E
E

T
,
 
C

H
I
C

A
G

O
,
 
I
L

 
6

0
6

0
1

J
O

N
E

S
 
L

A
N

G
 
L

A
S

A
L

L
E

P
R

O
J
E

C
T

. .

. .

. .

. .

. .

. .

. .

. .

. .

. .

. .

. .




CivilSiteGroup.com

Matt Pavek                                         Pat Sarver

763-213-3944                                952-250-2003

9/23/16 CITY SUBMITTAL

N

44263

Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED PROFESSIONAL ENGINEER

UNDER THE LAWS OF THE STATE OF

MINNESOTA.

9/23/16

REVISION SUMMARY

DATE DESCRIPTION

SW1.0

SWPPP - EXISTING

CONDITIONS

. .

. .

. .

. .

. .

. .

LEGEND:

EXISTING LIGHT

EXISTING GAS METER

EXISTING MANHOLE

EXISTING CATCH BASIN

EXISTING GATE VALVE

EXISTING HYDRANT

EXISTING GAS VALVE

EXISTING ELECTRIC BOX

EXISTING UNDERGROUND CABLE

EXISTING UNDERGROUND ELECTRIC

EXISTING STOPBOX

EXISTING GAS MAIN

EXISTING WATER MAIN

EXISTING STORM SEWER

CITY OF WEST ST. PAUL EROSION CONTROL NOTES:

1. THIS PROJECT IS GREATER THAN ONE ACRE AND WILL REQUIRE AN

MPCA NPDES PERMIT. AN EROSION CONTROL PERMIT IS ALSO

REQUIRED FROM THE CITY OF WEST ST. PAUL.

2. SEE SHEETS SW1.0 - SW1.3 FOR ALL EROSION CONTROL NOTES,

DESCRIPTIONS, AND PRACTICES.

3. SEE GRADING PLAN FOR ADDITIONAL GRADING AND EROSION

CONTROL NOTES.

4. CONTRACTOR IS RESPONSIBLE FOR SWPPP IMPLEMENTATION,

INSPECTIONS, AND COMPLIANCE WITH NPDES PERMIT.

SWPPP NOTES:

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL
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REQUIRED FROM THE CITY OF WEST ST. PAUL.
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3. SEE GRADING PLAN FOR ADDITIONAL GRADING AND EROSION
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4. CONTRACTOR IS RESPONSIBLE FOR SWPPP IMPLEMENTATION,

INSPECTIONS, AND COMPLIANCE WITH NPDES PERMIT.

SWPPP NOTES:

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL
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SUPPLEMENTARY SITE SPECIFIC EROSION CONTROL NOTES:



STUCCO / PLASTER
(BASED ON PAREX STUCCO)

LIMESTONE

GLAZING

ALUMINUM GLAZING FRAMES

STUCCO ACCESSORIES (ALL PAINTED TO MATCH ST-1)

METAL COPING

EXTERIOR PAINT

(BASED ON BENJAMIN MOORE)

EXTERIOR SEALANT COLOR

[BAC PRESCRIPTIVE] / "BASIS OF DESIGN"

[BAC PERFORMANCE]

[BAC PRESCRIPTIVE] / "BASIS OF DESIGN"

[BAC PERFORMANCE] 

[BAC PRESCRIPTIVE] / "BASIS OF DESIGN"

[BAC PRESCRIPTIVE] / "BASIS OF DESIGN"             (BASED ON FRY REGLET)

[BAC PERFORMANCE]

[BAC PRESCRIPTIVE] / "BASIS OF DESIGN"

(BASED ON STONE SOURCE)

ALUMINUM COMPOSITE METAL PANEL

[BAC PRESCRIPTIVE] / "BASIS OF DESIGN"

(BASED ON APOLIC)

STN-1

STONE SOURCE

COLOR: LIMESTONE, FINISH: HONED

ST-1

PAREX

COLOR: CAVERN, FINISH: SAND SMOOTH

ACM-1

ALPOLIC

COLOR: BRITE RED

GLAZING COVERAGE PRIMARY EXTERIOR FINISH COVERAGE THIS ELEVATION PRIMARY EXTERIOR FINISH COVERAGE TOTAL BUILDING

GLAZING COVERAGE PRIMARY EXTERIOR FINISH COVERAGE THIS ELEVATION PRIMARY EXTERIOR FINISH COVERAGE TOTAL BUILDING

KEY NOTES SHEET NOTES

A09.11A

EXTERIOR ELEVATIONS

Prototype Layout

Seal/Signature

Project Name

NELSON Project Number

Description

Scale

Issue CheckByDate & Issue Description

Architect:
Firm Name: NELSON
Attn: Brandon Garnett
T: 312.578.5313
E-mail: BGarnett@nelsononline.com

08/05/2016 KD BG

Issue for Schematic Design Review

Bank of America
West St. Paul

16.03027.00

New Financial Center

MEP Engineer:
Firm Name: Infinity Engineering Group, LLC
Attn: Richard Hernandez
T: 813.434.4770
E-mail: Richard@iegroup.com

2.0NSRP VERSION:

SERIAL NUM./MANH. ID:

1994 ROBERT ST.

WEST ST. PAUL, MN 55118

NEW GROUND-UP 

4-2016BULLETIN:

BANKING CENTER

Civil Engineer:
Firm Name: Civil Site Group Inc.
Attn: David Knaeble
T: 763.234.7523
E-mail: DKnaeble@civilsitegroup.com

08/23/2016 KD BG

City Submittal / Issue for Design Development Review

SCALE: 1/4" = 1'-0"

2'-0" 4'-0"0 8'-0"

EXTERIOR FINISH SCHEDULE
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Prototype Layout
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Project Name

NELSON Project Number
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Scale
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Architect:
Firm Name: NELSON
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Issue for Schematic Design Review
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MEP Engineer:
Firm Name: Infinity Engineering Group, LLC
Attn: Richard Hernandez
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2.0NSRP VERSION:

SERIAL NUM./MANH. ID:

1994 ROBERT ST.
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4-2016BULLETIN:
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Civil Engineer:
Firm Name: Civil Site Group Inc.
Attn: David Knaeble
T: 763.234.7523
E-mail: DKnaeble@civilsitegroup.com

08/23/2016 KD BG

City Submittal / Issue for Design Development Review

SCALE: 1/4" = 1'-0"

2'-0" 4'-0"0 8'-0"

EXTERIOR FINISH SCHEDULE



 
TO:     Planning Commission 

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

DATE:   October 18, 2016 

SUBJECT:  Case #16-15 

 

 
REQUEST 

 
The Povolny Group, Inc. is requesting a Conditional Use Permit to allow an Accessory 
Structure in a B3, General Business District at 1906 Livingston Ave.  
 
Attachments: 
Application Package 
Notice 
Plans 

 

 
 

 
EXISTING LAND USES 

 
The subject property consists of an existing office building.  Adjacent properties to 

the north, east, and south consist of commercial uses.  Adjacent properties to the 
west consist of multi-family residential. 

 

ZONING 
 

The subject property and adjacent properties to the north are zoned B3, General 

Business. Adjacent properties to the east and south are zoned B4, Shopping Center. 
Adjacent properties to the west are zoned R4, Multiple Family Residential.  

City of West St. Paul 



ANALYSIS 
 

Zoning Ordinance 
Section 153.156 of the Zoning Ordinance requires a Conditional Use Permit to allow 

Accessory Structures in the B2 District (uses in the B2 are also allowed in the B3): 
 

153.156  CONDITIONAL USES 

       
Within the B-2 Neighborhood Business District, no structure or land shall be used 
for the following uses, except by conditional use permit: 

 
   (B)   Accessory structures other than private garages; 

 
Proposal 
The applicant is proposing to construct a 30’ x 60’ accessory structure behind the 

existing office building (see site plan).  The proposed building will be utilized to store 
construction materials, equipment and trailers on-site.  The applicant is currently 

storing these items off-site.  The proposed building includes two over-head garage 
doors that will be accessed via the exiting parking lot.  The applicant is also 
proposing a small expansion of the parking lot in order to re-orientate the existing 

parking stalls (currently east-west orientation) that are located in the area of the 
proposed garage to a north-south orientation at the rear of the parking lot. 

 

Setbacks 
The Zoning Ordinance does not list specific setbacks for accessory structures in 

commercial districts.  The minimum principal building setbacks in the district are 0’ 
for the side yard and 20’ for the rear yard.  The applicant is proposing to match the 
side yard setback of the existing building along the north property line at 6.2 feet.  

The proposed building is well clear of the 20’ rear yard setback requirement. 
 

Building Materials 

The proposed building will be constructed with wood framing and vinyl or composite 
lap siding.  The applicant is proposing shingles for the roof that match the shingles 

on the existing building.  Staff is recommending a condition of approval that the 
exterior materials complement the siding of the existing building as required by code.  
Staff is also recommending a condition of approval requiring the applicant to revise 

plan sheet A201 by moving the proposed overhead garage doors to the same location 
as shown on plan sheet A300. 

 
Parking Requirements 
The existing parking count for the property is legal non-conforming.  Code requires a 

total of 20 parking stalls for the office building.  The existing parking lot has a total of 
17 parking stalls.  As mentioned, the applicant is proposing a small expansion to the 
southeast corner of parking lot in order to allow for the re-orientation of the current 

east-west row of parking (in the area of the proposed building) to a new north-south 
orientation at the rear of the lot.  In doing so, the applicant is able to maintain the 

existing non-conforming number of parking stalls.  
 

 

 
 



STAFF RECOMMENDATION 
 

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow an 
Accessory Structure in a B3 District at 1906 Livingston Ave subject to the 

following conditions: 

1. The applicant shall apply for applicable building for the construction of the 
accessory structure. 

2. The exterior building materials shall complement the existing building. 

3. The applicant shall revise plan sheet A201 by moving the two overhead doors to the 
same location as shown on plan sheet A300.  

4. The applicant shall re-stripe the parking lot per the submitted site plan. 
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TO:     Planning Commission 

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

DATE:   October 18, 2016 

SUBJECT:  Ordinance Amend. – Group Homes 

 

 
CASE #16-16 – Zoning Ordinance Amendment, Sections 153.004 and 153.050 

through 153.128 relating to Group Homes – City of West St. Paul. 
 

BACKGROUND: 

 
In July 2015, the City Council adopted a one-year moratorium on accepting any 

zoning applications related to transitional housing, foster care, overnight shelters, 
and chemical dependency facilities.   
 

The one-year has expired and we are now proposing several ordinance changes to be 
consistent with recent changes in state law.  Our ordinances have numerous types of 
categories of “group homes” that can be simplified by adopting the state law 

categories of: State Licensed Residential Care Facilities (i.e. nursing homes, 
developmentally disabled group homes) and Registered Housing with Services 

Establishments (i.e. people recently released from prison, chemically dependent-
related group homes). 

 

State law (Minn. Stat. §462.357 subd. 7-8) requires a State-License Residential Care 
Facility and a Registered Housing With Services Establishment to be permitted uses 

in certain zoning districts, which coincide with our ordinances as follows: 
 

 R1-R2 R3 R4 B1-B4, 
B6 

B5 I1-I2 

State-Licensed 

Permitted 

0-6 
persons 

Permitted 

7-16 
persons 

Permitted 

7-16 
persons 

Prohibited 
CUP for 

mixed use 
Prohibited 

Registered 
Housing with 

Services 

Permitted 
0-6 

persons 

Prohibited Prohibited Prohibited Prohibited Prohibited 

 
Issues/Concerns to consider: 

 We cannot regulate the density of these uses (i.e. no more than xx number per 
block), as that could be considered discrimination on the basis of a disability.   

 We cannot enforce our definition of “family” for these uses (up to 6) in a single-
family home as they are allowed by state law. 

 We cannot prohibit an owner of a multi-family building from renting all of its 

units to people who have housing vouchers from the County or renters who 
utilize a provider that offers housing with services, because the building itself is 
a permitted use as multi-family building.    

 

City of West St. Paul 



We are recommending adding a PROHIBITED USE section to B1-B4, B5 and B6 that 
will specifically prohibit these uses in those zoning districts.   

 
RECOMMENDATION: 

 
Hold public hearing and recommend approval of the amendment.  

 

ATTACHMENT: 
 
Draft Ordinance  

 
TIMELINE: 

 
Oct. 18: PC public hearing  
Oct. 24: CC first reading 

Nov. 14: CC final reading (public hearing) 
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ORDINANCE NO._________ 

CITY OF WEST ST. PAUL 

 DAKOTA COUNTY, MINNESOTA 

 

AN ORDINANCE AMENDING SECTIONS 153.004 AND 153.050 THROUGH 153.128 

OF THE WEST ST. PAUL CITY CODE REGARDING GROUP HOMES 

 

The City Council of West St. Paul does ordain: 

 

 SECTION 1. The following definitions are removed from West St. Paul City Code 

Section 153.004: 

 

 Adult Day Care Facility; 

 Adult Foster Care; 

 Chemical Dependency Treatment Facility; 

 Elderly Housing with Services Establishment; 

 Overnight Shelter Facility; and 

 Transitional Housing Facility. 

 

 SECTION 2. The following definition in West St. Paul City Code Section 153.004 is 

renamed from Residential Care Facility to Residential Care Facility, State-Licensed. 

 

 SECTION 3. West St. Paul City Code Sections 153.050 through 153.128 are hereby 

amended as follows: 

 

§ 153.050  PERMITTED USES. 

 

Within any “R-1A” One-Family Residential District, no structure or land shall be used except for 

one or more of the following uses: 

 

(A) One-family detached dwellings; 

 

(B) Public parks and playgrounds; 

 

(C) Public and parochial schools with the following conditions: 

 

(1) No school building shall be located within 50 feet of any lot line of an abutting lot 

in an R District; and 

 

(2) Where a school has an open play area abutting a street, a fence shall be erected 15 

feet or more from the street right-of-way. 

 

(D) Churches, including those related structures located on the same site which are an integral 

part of the church property, such as convents or homes for persons related to a religious function 

on the same site with the following conditions: 
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(1) No church building shall be located within 50 feet of any lot line of an abutting lot 

in an R District; and 

 

(2) No more than ten persons shall reside on the site. 

 

(E) Municipal buildings and structures including storage of maintenance equipment and 

trucks. No building shall be located within 50 feet of any lot line of an abutting lot in an R 

District; 

 

(F) A state licensed residential care facility or a housing with services establishment 

registered under Chapter 144D serving six or fewer persons, a licensed day care center serving 

12 or fewer persons as defined in § 153.004, or a group family day care facility licensed under 

Minn. Rules 9502.0315 to 9502.0445, to serve 14 or fewer children; 

 

(G) Radio and television antennas, subject to the provisions in § 153.395; 

 

(H) Satellite dish antennas less than one meter (39 inches) in diameter; 

 

(I) Those uses as permitted and regulated in § 153.006; and/or 

 

(J) A state licensed child day care facility serving 12 or fewer children; 

 

(K) A state licensed adult day care facility serving 12 or fewer adults; 

 

(L) A state licensed adult foster care program serving 12 or fewer adults; 

 

(M) Residential hospice facility serving eight or fewer hospice patients; 

 

(N) Transitional housing facility serving a total of four or fewer adults and children; and/or 

 

(O)(J) Farmers market for the sale of agricultural and horticultural products. 

 

(Ord. 08-09, passed - -; Ord. 08-17, passed - -; Ord. passed 10-11-1963) 

 

§ 153.051  CONDITIONAL USES. 

 

Within any R-1A One-Family Residential District, no structure or land shall be used for the 

following uses, except by conditional use permit: 

 

(A) Golf courses, country clubs, tennis clubs, public swimming pools serving more than one 

family. The principal structure for any of the above listed uses shall be 100 feet or more from 

any abutting lot in an R District, and accessory structure shall be a minimum of 50 feet from any 

lot line; 

 

(B) Essential service structures, including, but not limited to, buildings, such as telephone 

exchange stations, booster or pressure regulating stations, wells and pumping stations, elevated 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.395'%5d$jumplink_md=target-id=JD_153.395
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.006'%5d$jumplink_md=target-id=JD_153.006
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tanks, lift stations and electrical power substation provided no building shall be located within 50 

feet from any lot line of an abutting lot in an R District. Prior to granting the permit it shall be 

found that the architectural design of essential service structures is compatible to the 

neighborhood in which it is to be located and thus will promote the general welfare; 

 

(C) Commercial greenhouses provided all outside storage is fenced in such a manner so as to 

screen the stored material from view when observed from the public street or an adjoining lot; 

 

(D) Nursing homes, retirement homes, elderly housing with services establishments and state 

licensed residential uses. 

 

(1) For nursing homes the site shall contain not less than 1,000 square feet of lot area 

for each person to be accommodated and buildings for uses described in this division are 50 feet 

or more from a lot line of an abutting lot in an R-1, R-2 or R-3 District. 

 

(2) For retirement homes, elderly housing with services establishments and state 

licensed residential uses, the site shall contain not less than 3,500 square feet of lot area per 

dwelling unit. Parking facilities shall be equal to one space for each dwelling unit and proof of 

the availability of one additional space per unit. 

 

(3) All parking for facilities in this section shall comply with §§ 153.345 through 

153.351. 

 

(E) A state licensed child day care facility serving 13 or more provided that the conditional 

use be in structures at least 50 feet of any lot line of an abutting lot in an R District and that a 

fence be erected 15 feet or more from any street right-of-way where the intended use is for open 

play; 

 

(F) Off-street parking when the proposed site of the off-street parking abuts on a lot which is 

in the B or I District and is in the same ownership as the land in the B or I District and subject to 

those conditions set forth in §§ 153.345 through 153.351, and other conditions as found 

necessary by the City Council to carry out the intent of this chapter; 

 

(G) School buildings which are a part of the physical system of the school district but which 

are considered temporarily in surplus may be used as research centers, offices not directly 

serving the public or for some form of educational activity provided: 

 

(1) The off-street parking requirements are met; and 

 

(2) The work day of the use falls between 7:00 a.m. and 7:00 p.m. 

 

(H) Commercial buildings which have previously been classified and certified as 

nonconforming uses at the time of the effective date of this chapter may be used as the same 

nonconforming or less intense use provided: 

 

(1) The off-street parking requirements for the use are met; 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.345'%5d$jumplink_md=target-id=JD_153.345
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.351'%5d$jumplink_md=target-id=JD_153.351
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.345'%5d$jumplink_md=target-id=JD_153.345
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.351'%5d$jumplink_md=target-id=JD_153.351
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(2) The hours of operation of the use shall be determined by the City Council; 

 

(3) The structure is significant to the neighborhood and its continued active use will 

not be detrimental to the value of quiet enjoyment or surrounding residential properties; and 

 

(4) The use would be normally allowed as a permitted use in the B-2 Neighborhood 

Business District. 

 

(I) Satellite dish antennas greater than one meter (39 inches) in diameter. See § 153.396; 

 

(J) Bed and breakfast residence; 

 

(K) Elderly community education center, provided that it is located in a building that contains 

a civic or community center or a multifamily elderly residential housing facility; 

 

(L) Residential hospice facility serving from nine to 12 hospice patients; 

 

(M) Shelter for battered persons serving a total of six or fewer persons, including adults and 

children; 

 

(N) Overnight shelter facility serving a total of six or fewer persons, including adults and 

children; 

 

(O)(L) School with more than four accessory buildings or structures; or 

 

(P)(M) On-site residential housing for an educational facility operating school owned and 

operated in conjunction with a permitted principal use, provided: 

 

(1) Housing structures are limited to three stories in height; 

 

(2) The number of on-site residents is limited to 200; and 

 

(3) Housing structures must meet the building setback requirements from adjacent 

property lines as outlined in § 153.128. 

 

(Q)(N) Columbaria, provided they are located on the same property as an existing church and 

located a minimum of 50 feet from any property line. 

 

(Ord. 03-04, passed - -; Ord. 08-09, passed - -; Ord. 09-02, passed - -; Ord. 11-10, passed - -; 

Ord. passed 10-11-1963) 

 

§ 153.052  PERMITTED ACCESSORY USES. 

 

Within any R-1A One-Family Use District, the following uses shall be permitted accessory uses: 

 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.396'%5d$jumplink_md=target-id=JD_153.396
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.128'%5d$jumplink_md=target-id=JD_153.128
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(A) Private garages and parking spaces; 

 

(B) Private swimming pool and tennis court; 

 

(C) Home occupations as defined herein, provided that: 

 

(1) Only persons residing in the dwelling shall be engaged in the occupation; 

 

(2) The occupation shall be conducted entirely within the principal structure; 

 

(3) Evidence of the occupation shall not be visible from the street; 

 

(4) No stock or warehousing for the occupation shall be stored on the premises; 

 

(5) Over-the-counter retail sales are not involved; 

 

(6) There shall be no more than three parking spaces for the occupant and visitors; 

 

(7) No accessory building or attached garage shall be used for the home occupation; 

and 

 

(8) Property cannot be used as a meeting location for employees. 

 

(D) Signs as regulated by §§ 153.430 through 153.438 and by §§ 150.105 through 150.110; 

 

(E) Temporary buildings located for purposes of construction on the premises for a period 

not to exceed time necessary for the construction; 

 

(F) Gardening and other horticultural uses where no sale of products is conducted on the 

premises; 

 

(G) Decorative landscape features; 

 

(H) The keeping of domestic animals for noncommercial purposes for use of the occupants of 

the premises, provided that any accessory building used for housing the animals shall be located 

not less than 30 feet from the nearest residence, and provided further that the keeping of the 

animals shall be subject to requirements of the city code; and 

 

(I) Storage buildings subject to § 153.380. 

 

(Ord. 04-15, passed - -; Ord. passed 10-11-1963) 

 

§ 153.053  LOT AREA, HEIGHTS, LOT WIDTH, YARD AND OTHER 

REQUIREMENTS. 

 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.430'%5d$jumplink_md=target-id=JD_153.430
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http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=minnesota(weststpaul_mn)$jumplink_q=%5bfield%20folio-destination-name:'153.380'%5d$jumplink_md=target-id=JD_153.380
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(A) No structure or building shall exceed 30 feet in height as defined in § 153.004 “Building 

Height,” except as provided in § 153.009. 

 

(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 

  

Lot Width 

Corner lot 65 feet 

Interior lot 50 feet 

  

Yard, Building Setback 

Front 30 feet 

Rear 30 feet or 20% of average lot depth, whichever is greater 

Side 5 feet adjacent to another lot 

 
20 feet adjacent to street 

 

(C) (1) Exterior walls of all principal structures must be covered only with siding (e.g., 

wood, vinyl, aluminum or metal horizontal lap), stucco, brick, glass or other comparable material 

as approved by the Zoning Administrator. 

 

(2) Prohibited materials include, but are not limited to, cloth, fabric, canvas, plastic 

sheets, tarps, tarpaper, insulation, sheet metal and corrugated metal. 

 

(Ord. 09-19, passed - -; Ord. passed 10-11-1963) 

 

§ 153.065  PERMITTED USES. 

 

Within the R-1B One-Family Residential District, no land or structure shall be used except for 

one or more of the following uses: any permitted use regulated in the R-1A District, § 153.050. 

 

(Ord. 99-03, passed - -; Ord. passed 10-11-1963) 

 

§ 153.066  CONDITIONAL USES. 
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Within any R-1B One-Family Residential District, no structure or land shall be used for the 

following uses except by conditional use permit: any conditional use regulated in the R-1A 

District, § 153.051. 

(Ord. passed 10-11-1963) 

 

§ 153.067  PERMITTED ACCESSORY USES. 

 

Within any R-1B One-Family Use District, the following uses shall be permitted accessory uses: 

any permitted accessory use regulated in the R-1A District, § 153.052. 

 

(Ord. passed 10-11-1963) 

 

§ 153.068  LOT AREA, HEIGHT, LOT WIDTH, YARD AND OTHER 

REQUIREMENTS. 

 

(A) No structure or building shall exceed 30 feet in height as defined in § 153.004 “Building 

Height,” except as provided in § 153.009. 

 

(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 12,500 square feet 

Interior lot 10,000 square feet 

  

Lot Width 

Corner lot 90 feet 

Interior lot 75 feet 

  

Yard, Building Setback 

Front 30 feet 

Rear 30 feet or 20% of average lot depth, whichever is greater 

Side 9 feet one side/6 feet one side 

 
20 feet adjacent to street 

  

(C) (1) Exterior walls of all principal structures must be covered only with siding (e.g., 

wood, vinyl, aluminum or metal horizontal lap), stucco, brick, glass or other comparable material 

as approved by the Zoning Administrator. 

 

(2) Prohibited materials include, but are not limited to, cloth, fabric, canvas, plastic 

sheets, tarps, tarpaper, insulation, sheet metal and corrugated metal. 

 

(Ord. 09-19, passed - -; Ord. passed 10-11-1963) 
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§ 153.080  PERMITTED USES. 

 

Within the R-1C One-Family Residential District, no land or structure shall be used except for 

one or more of the following uses: any permitted use regulated in the R-1A District, § 153.050. 

 

(Ord. 99-03, passed - -; Ord. passed 10-11-1963) 

 

§ 153.081  CONDITIONAL USES. 

 

Within any R-1C One-Family Residential District, no structure or land shall be used for the 

following uses except by conditional use permit: any conditional use regulated in the R-1A 

District, § 153.051. 

 

(Ord. passed 10-11-1963) 

 

§ 153.082  PERMITTED ACCESSORY USES. 

 

Within any R-1C One-Family Residential District, the following uses shall be permitted 

accessory uses: any permitted accessory use regulated in the R-1A District, § 153.052. 

 

(Ord. passed 10-11-1963) 

 

§ 153.083  LOT AREA, HEIGHT, LOT WIDTH, YARD AND OTHER 

REQUIREMENTS. 

 

(A) No structure or building shall exceed 30 feet in height as defined in § 153.004 “Building 

Height,” except as provided in § 153.009 of this chapter. 

 

(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 15,000 square feet 

Interior lot 15,000 square feet 

*A 10% deviation in lot width and/or area may be 

permitted provided the average lot area for each plat 

or subdivision shall not be less than 15,000 square 

feet, and the average lot width not less than 100 feet 

  

Lot Width* 

Corner lot 100 feet 

Interior lot 100 feet 

*A 10% deviation in lot width and/or area may be 
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permitted provided the average lot area for each plat 

or subdivision shall not be less than 15,000 square 

feet, and the average lot width not less than 100 feet 

  

Yard, Building Setback 

Front 30 feet 

Rear 30 feet or 20% of average lot depth, whichever is greater 

Side 10 feet adjacent to another lot 

 
30 feet adjacent to street 

  

(C) Exterior walls of all principal structures must be covered only with siding (e.g., wood, 

vinyl, aluminum or metal horizontal lap), stucco, brick, glass or other comparable material as 

approved by the Zoning Administrator. Prohibited materials include, but are not limited to, cloth, 

fabric, canvas, plastic sheets, tarps, tarpaper, insulation, sheetmetal and corrugated metal. 

 

(Ord. 09-18, passed - -; Ord. passed 10-11-1963) 

 

§ 153.095  PERMITTED USES. 

 

Within the R-2 Two-Family Residential District, no structure or land shall be used, except for 

one or more of the following uses: 

 

(A) Any permitted use regulated in the R-1A District, § 153.050; and/or 

 

(B) Two-family dwelling;. 

 

(C) Transitional housing facility serving a total of four or fewer adults and children. The 

facility may not be located in a duplex unless it occupies the entire structure; and/or 

 

(D) Overnight shelter facility serving a total of six or fewer persons, including adults and 

children. The facility may not be located in a duplex unless it occupies the entire structure. 

 

(Ord. 99-03, passed - -; Ord. passed 10-11-1963) 

 

§ 153.096  CONDITIONAL USES. 

 

Within any R-2 Two-Family Residential District, no structure or land shall be used for the 

following uses except by conditional use permit: Any conditional use regulated in the R-1A 

District, § 153.051. 

 

(Ord. passed 10-11-1963) 

 

§ 153.097  PERMITTED ACCESSORY USES. 
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Within the R-2 Two-Family Residential District, the following uses shall be permitted accessory 

uses: any permitted accessory use regulated in the R-1A District, § 153.052. 

 

(Ord. passed 10-11-1963) 

 

§ 153.098  LOT AREA, HEIGHT, LOT WIDTH, YARD AND OTHER 

REQUIREMENTS. 

 

(A) No structure or building shall exceed 30 feet in height as defined in § 153.004 “Building 

Height,” except as provided in § 153.009 of this chapter. 

 

(B) The following minimum requirements shall be observed subject to the additional 

requirements, exceptions and modifications as set forth elsewhere in this chapter: 

 

(1) Lot area: 15,000 square feet; 

 

(2) Lot width: 

 

(a) Yard, building setback: 100 feet; 

 

(b) Front: 30 feet; 

 

(c) Side: ten feet adjacent to another lot, 20 feet adjacent to street; and 

 

(d) Rear: 30 feet or 20% of average lot depth, whichever is greater. 

 

(3) Lot area per dwelling unit: 7,500 square feet. 

 

(C) Exterior walls of all principal structures must be covered only with siding (e.g., wood, 

vinyl, aluminum or metal horizontal lap), stucco, brick, glass or other comparable material as 

approved by the Zoning Administrator. Prohibited materials include, but are not limited to, cloth, 

fabric, canvas, plastic sheets, tarps, tarpaper, insulation, sheet metal and corrugated metal. 

 

(Ord. 09-19, passed - -; Ord. passed 10-11-1963) 

 

§ 153.110  PERMITTED USES. 

 

Within any R-3 Townhouse Residential District, no structure or land shall be used except for of 

the following uses: 

 

(A) Structures housing three to eight dwelling units; and 

 

(B) Farmers market for the sale of agricultural and horticultural products. 

 

(Ord. passed 10-11-1963) 
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§ 153.111  CONDITIONAL USES. 

 

Within the R-3 Townhouse Residential District, no structure or land shall be used for the 

following uses except by conditional use permit: 

 

(A) Any conditional use regulated in the R-1A District, § 153.051; 

 

(B) Multiple dwelling structures containing more than eight dwelling units; 

 

(C) Two-family dwellings subject to lot and yard requirements of the R-2 District, § 153.098; 

or 

 

(D) A state licensed child day care facility; 

 

(E)(D) State licensed residential care facility serving up to from 7 through 16 persons or a 

licensed day care facility serving from 13 through 16 persons;. 

 

(F) A state licensed adult day care facility serving up to 16 adults; 

 

(G) A state licensed adult foster care serving up to 16 adults; 

 

(H) Shelter for battered persons serving a total of up to 16 persons, including adults and 

children; 

 

(I) Overnight shelter facility serving a total of up to 16 persons, including adults and 

children. The facility may not be located in a duplex or multi-family dwelling unless it occupies 

the entire structure; or 

 

(J) Transitional housing facility serving a total of up to 16 persons, including adults and 

children. The facility may not be located in a duplex or multi-family dwelling, unless it occupies 

the entire structure. 

 

(Ord. passed 10-11-1963) 

 

§ 153.112  PERMITTED ACCESSORY USES. 

 

Within the R-3 Townhouse Residential District, the following uses shall be permitted accessory 

uses: any permitted accessory use regulated in the R-1A District, § 153.052. 

 

(Ord. passed 10-11-1963) 

 

§ 153.113  LOT AREA, HEIGHT, LOT WIDTH AND YARD REQUIREMENTS. 

 

(A) No limit shall be placed on height of buildings in this R-3 Zone, except that buildings 

over 35 feet shall have front, side and rear yards not less than one-half of the height of the 

building. 
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(B) The following minimum requirements shall be observed subject to additional 

requirements, exceptions and modifications as set forth elsewhere in this chapter: 

 

(1) Lot area per dwelling unit: 5,500 square feet; 

 

(2) Lot width: 100 feet; 

 

(3) Yard, building setback: 

 

(a) Front: 30 feet; 

 

(b) Side: ten feet adjacent to another lot, 20 feet adjacent to street, except 

where the lot in question abuts any R-1 District where the side yard setback shall 

conform to the established setback or 30 feet, whichever is greater; and 

 

(c) Rear: 30 feet or 20% of average lot depth, whichever is greater. 

 

(4) Distance between principal structures: 30 feet. 

 

(C) Exterior walls of all principal structures must be covered only with siding (e.g., wood, 

vinyl, aluminum or metal horizontal lap), stucco, brick, glass or other comparable material as 

approved by the Zoning Administrator. Prohibited materials include, but are not limited to, cloth, 

fabric, canvas, plastic sheets, tarps, tarpaper, insulation, sheet metal and corrugated metal. 

 

(Ord. 09-19, passed - -; Ord. passed 10-11-1963) 

 

§ 153.125  PERMITTED USES. 

 

Within the R-4 Multiple-Family District, no structure or land shall be used except for the 

following use: 

 

(A) Structures housing three to 16 multiple-family dwelling units; and 

 

(B) Farmers market for the sale of agricultural and horticultural products. 

 

(Ord. passed 10-11-1963) 

 

§ 153.126  CONDITIONAL USES. 

 

Within the R-4 Multiple-Family District, no structure or land shall be used for the following uses 

except by conditional use permit: 

 

(A) Any conditional use regulated in the R-1A District by § 153.051; 
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(B) Structure or structures over three stories in height or where ceilings of any dwelling unit 

are more than 31 feet above average grade; 

 

(C) Two-family dwellings; 

 

(D) Structure or structures containing more than 16 dwelling units; 

 

(E) A state licensed child day care facility; 

 

(F)(E) A state licensed residential care facility serving up to 7 through 16 persons or licensed 

day care facility serving from 13 through 16 persons; 

 

(G)(F) Private clubs and lodges provided buildings are not less than 30 feet from a lot line of an 

abutting lot in an R District; 

 

(H)(G) Private swimming pools intended for and used solely by the occupants of the property in 

which it is located and their guests, provided the water surface of the pool is located not less than 

15 feet from any lot line, that the pump and filter installed be not less than 25 feet from any lot 

line and that the pool area be so fenced as to prevent uncontrolled access from the street or from 

adjacent property; 

 

(I)(H) Nursing homes, retirement homes; 

 

(J)(I) Hospitals provided the site shall contain not less than 800 square feet of lot area for each 

person to be accommodated, and provided the lot line is 50 feet or more from a lot line of an R-1, 

R-2 or R-3 District; or 

 

(K)(J) Community centers as part of a multiple-family complex, provided the community center 

is located within setbacks no less than any other structure permitted in the district; does not 

exceed the height or size of the principal buildings(s); and shall be subject to the parking 

standards as set forth in §§ 153.345 through 153.351. For purposes of this division (K), of the 

term COMMUNITY CENTERS shall include meeting space, offices, bathrooms, indoor pool, 

indoor recreational space, limited kitchen facilities and related storage;. 

 

(L) A state licensed adult day care facility serving up to 16 adults; 

 

(M) A state licensed adult foster care serving up to 16 adults; 

 

(N) Shelter for battered persons serving a total of up to 16 persons, including adults and 

children; 

 

(O) Chemical dependency treatment facility serving a total of up to 16 persons. The facility 

may not be located in a duplex or multi-family dwelling unless it occupies the entire structure. 

The facility shall be located at least 600 feet, when measured in a straight line from the property 

line in which the facility is located to the property line of the following: 
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(1) A licensed child day care facility; 

 

(2) A public or private educational facility classified as an elementary, middle, junior 

high or senior high school; or 

 

(3) Single-family or two-family use. 

 

(P) Overnight shelter facility serving a total of up to 16 persons, including adults and 

children. The facility may not be located in a duplex or multi-family dwelling unless it occupies 

the entire structure; or 

 

(Q) Transitional housing facility serving a total of up to 16 persons, including adults and 

children. The facility may not be located in a duplex or multi-family dwelling unless it occupies 

the entire structure. 

 

(Ord. 99-03, passed - -; Ord. 08-09, passed - -; Ord. passed 10-11-1963) 

 

§ 153.127  PERMITTED ACCESSORY USES. 

 

Within the R-4 Multiple-Family District, the following uses shall be permitted accessory uses: 

any permitted accessory use regulated in the R-1A District, § 153.052. 

 

(Ord. passed 10-11-1963) 

 

§ 153.128  LOT AREA, HEIGHT, LOT WIDTH AND YARD REQUIREMENTS. 

 

(A) The following minimum requirements shall be observed subject to additional 

requirements, exceptions and modifications as set forth elsewhere in this chapter. Minimum 

requirements for three or more dwelling units: 

 

(1) Lot area per dwelling unit: 3,500. For dwelling units with more than two 

bedrooms, an additional 1,750 square feet is required; 

 

(2) Lot width: 200 feet; 

 

(3) Yard, building setback: 

 

(a) Front: 50 feet, plus one foot per foot of building height over 50 feet; 

 

(b) Side: 40 feet, plus one-half foot per foot of building height over 50 feet; 

and 

 

(c) Rear: 40 feet, plus one-half foot per foot of building height over 50 feet. 

 

(4) Distance between principal structures: 50 feet. 
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(B) Building height: no maximum height for buildings with three or more units. 

 

(C) Storage space requirement: a minimum of 96 cubic feet of miscellaneous storage space 

shall be provided for each dwelling within the principal structure containing the unit. The space 

shall be in addition to normal storage space provided in wardrobes, cabinets and closets or linen 

closets. 

 

(D) (1) Exterior walls of all principal structures must be covered only with siding (e.g., 

wood, vinyl, aluminum or metal horizontal lap), stucco, brick, glass or other comparable material 

as approved by the Zoning Administrator. 

 

(2) Prohibited materials include, but are not limited to, cloth, fabric, canvas, plastic 

sheets, tarps, tarpaper, insulation, sheet metal and corrugated metal. 

 

(Ord. 09-19, passed - -; Ord. passed 10-11-1963) 

 

 SECTION 4. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the B-1 zoning district: 

 

§ 153.145 PROHIBITED USES 

 

 Within the B-1 Limited Business District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 5. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the B-2 zoning district: 

 

§ 153.160 PROHIBITED USES 

 

 Within the B-2 Neighborhood Business District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 6. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the B-3 zoning district: 

 

§ 153.175 PROHIBITED USES 

 

 Within the B-3 General Business District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 
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(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 7. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the B-4 zoning district: 

 

§ 153.192 PROHIBITED USES 

 

 Within the B-4 Shopping Center District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 8. Section 153.206 (N) of the West St. Paul City Code regarding conditional 

uses in the B-5 is hereby amended as follows: 

 

 (N) Retirement homes or elderly housing with services establishment, provided that the 

site shall contain not less than 3,500 square feet of lot area per dwelling unit. 

 

 SECTION 9. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the B-5 zoning district: 

 

§ 153.210 PROHIBITED USES 

 

 Within the B-5 Gateway North Mixed Use District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 10. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the B-6 zoning district: 

 

§ 153.225 PROHIBITED USES 

 

 Within the B-6 Town Center Mixed Use District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 11. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the I-1 zoning district: 

 

§ 153.239 PROHIBITED USES 
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 Within the I-1 Light Industrial District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 SECTION 12. The following section is added to the West St. Paul City Code prohibiting 

certain uses in the I-2 zoning district: 

 

§ 153.254 PROHIBITED USES 

 

 Within the I-2 General Industrial District, the following uses are prohibited: 

 

(A) State-licensed residential care facilities; 

 

(B) Housing with services establishments registered under Minn. Stat. Chapter 144D. 

 

 

 SECTION 13. SUMMARY PUBLICATION.  Pursuant to Minnesota Statutes Section 

412.191, in the case of a lengthy ordinance, a summary may be published.  While a copy of the 

entire ordinance is available without cost at the office of the City Clerk, the following summary 

is approved by the City Council and shall be published in lieu of publishing the entire ordinance: 

 

The ordinance is intended to mirror state law regarding the permission of certain 

residential care facilities in residential zoning districts.  Since these uses are now 

categorized as being either licensed or registered with the state, the individual types of 

uses no longer need to be identified.  Facilities serving 6 or fewer people are permitted 

uses in single-family zoning districts, while facilities with 7-16 people require a 

conditional use permit in multi-family zoning districts.  Since these uses would be 

inappropriate for commercial or industrial districts, language was added to prohibit them 

in these areas. 

 

 

 SECTION 14.  EFFECTIVE DATE.  This Ordinance shall be in full force and effect 

from and after its passage and publication according to law.  

 

 

 Passed this _____ day of _______________________, 2016. 

 

Ayes:   Nays: 

       Attest: 

 

 

             

David Meisinger, Mayor    Chantal Doriott, City Clerk 




