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WEST. ST. PAUL PLANNING COMMISSION
The regular meeting of the West St. Paul Planning Commission was called to order by Chair
Kavanaugh on Tuesday, July 16, 2019 at 7:00 p.m. in the Municipal Center Council Chambers,
1616 Humboldt Avenue, West St. Paul, Minnesota 55118.
ROLL CALL

Dan McPhillips, Lisa Stevens, Maria Franzmeier, Morgan
Kavanaugh, Samantha Green, Derek Leuer, Peter Strohmeier.

Also Present:

Melissa Sonnek, Community Development Coordinator; Ben
Boike, City Planner; John Justen, City Council Liaison, Ashley
Hoffman, Recorder

Adopt Minutes

Minutes from work session on February 19th 2019 and June
18th 2019, and regular minutes from June 18th 2019.
Strohmeier commented that his name was spelled wrong.
Missing he ‘H’. McPhillips ordered motion to approve with
correction; Franzmeier seconded motion. Minutes were
approved at 7:03 p.m.

PUBLIC HEARINGS
Case Number 19-06: Final Plat Review for 2 Parcels
 PC Report 07.16.2019.pdf
 PC Attachments - 07.16.2019.pdf
Public hearing to divide parcel. Community Development Coordinator Sonnek presented
continuation from previous planning Commission Meeting. Currently 2 lots to create 5 new lots
for construction of 4 new single-family homes. Plan was approved last month with conditions to
provide supplemental information. Items for review are site access and drainage. Dakota county
would prefer one curve cut off Delaware Ave. to stick with existing access, breaking off into 4
individual driveways. Reestablishes need for fire access lane and turnaround. Current and future
homeowners would need to maintain current drive to prevent fire crew damage. Regarding
drainage and site grading, review is needed for addition of impervious surface driveways to
ensure compliance with storm water management code. City engineer consultant reviewed and
approved conditions on memo dated July 8, 2019. City staff concluded need for additional
screening of applicants and to meet conditions around screening.
Chair opened for any questions. Commissioner Franzmeier asked how homeowners need to
maintain fire maintenance of drive. Melissa Sonnek mentioned agreement with existing property
owners with notifications of future owners. Commissioner McPhillips asked about screening;
whether decision to put trees or fencing was at discretion of builder or cooperation of all parties.
Sonnek said is was at the discretion of the applicant with consideration of city staff and public
hearing. Chair Kavanaugh asked if staff has preference. City Planner Boike said he talked with
neighboring property owner who said they preferred pine trees. Boike defers to developers on
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details. Commissioner Stevens asked about buckthorn, concern with it being invasive. Boike said
removal of buckthorn could be a reasonable condition of approval.
Applicant Blaine Kirchert, Real Estate Agent in West St. Paul, 1105 Ivy Hill Dr. called forward
at 7:10 pm. Applicant commented on screening – natural landscape on screening is expensive –
over a fence. 35 – 40 thousand. It’s an undue burden on seller. Seller has few assets. Asked
Commission to consider that burden. Pine trees are a thousand per tree. Buckthorn – burden if
buckthorn removed, neighbors will have to remove it and there is a lot on public property. Can
cut on private land but could come back in years. Chair asked current conditions of plat–
applicant said some trees and natural border – sparse areas and dense areas. Chair asked if
driveway needs to be redone. Applicant said driveway is in good condition. Chair requested
applicant preference on screening requirements. Applicant preferred no screening requirements,
or suggested fencing. Applicant reasons: adding 4 houses; executive homes. First 2 lots aren’t
planned to be built for years but are already purchased and securing their lots now. Applicant
preferred not to require screening for plans that won’t happen for years. Chair Kavanaugh
opened floor to questions, none presented. Applicant brought up utility lines. Xcel is not
interested in making changes or moving transformer for existing home, however for new houses,
it is common to run utility underground. Not common to run utility above ground. Existing house
has above ground, doesn’t make sense to run existing line underground. Chair clarified that the 4
units utilities would be underground. Applicant agreed that the preference is underground and
that for new homes, underground utility has to happen; people don’t build homes with above
ground power anymore. Xcel’s preference is to bury utility for new houses.
Chair Kavanaugh opened floor for public hearing. Dave Wright. 1862 Heather Ct. approached
podium for comment. He shares south property line with plats. Wright addressed Ben Boike,
Hibbard’s (neighbors) cannot be here tonight and Ben got a letter form them. Wright brought up
screening. Brought up current conditions of screening – buckthorn. He tried to remove buckthorn
and neighbor claimed that it was on his property. Wright didn’t take it out then, debate on who
owned buckthorn. Speaking on behalf of himself and the Hibbard’s (1865 Heather Ct.) Currently
there are no fences, not an area that was contemplated as having fencing. Wright prefers
landscaping for critters or a berm. Natural area, landscaping makes a lot more sense. Buyers of
the new homes would be looking into Wright’s house. Wright wants landscaping, more natural,
neighborhood is called a preserve. Wright sees a lot of deer; they go through the property then
into nature center. Fencing breaks that up. Could be smaller trees, conifer, could use a berm.
Wright says Steve Bakke (1864 Heather ct.), additional neighbor, also agrees. Wright said this
project should have neighbors’ consideration. Commissioner McPhillips asked if there is a
question of where the property line is between Wright property line and applicants’. Wright said
he didn’t know where the property line is. Wright knows there was a survey done, but he doesn’t
know where the property line is. Ben Boike presented plat map, showed foliage straddles
property line. Wright said surveyor put post into property line, survey done last fall.
Commissioner McPhillips said it would be nice to know where the line was to have both
property owners put trees in. Wright mentioned the Hibbard’s (neighbors) are putting pool in,
guessing there is a requirement for fencing, but a different requirement. Wright has suggested
meeting with applicant to discuss screening. Commissioner McPhillips agrees that natural
screening is fitting for the area. Chair Kavanaugh asked about which properties need screening.
Wright brought up what Bakke will see with 5 new houses. Talked about 3 current owners who
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are most affected. Chair mentioned picture shows natural screening currently. Wright said there’s
not a lot of natural screening currently, besides buckthorn. Commissioner Franzmeier clarified if
he was talking about screening on Marie. Chair asked how many trees he would want. Wright he
said he had no idea, need room to grow, and trees allowed to get wide, more space between
them. Wright said it was a fairly large area. Boike suggested clumping screening near driveways
and existing property owners and new owners. Chair asked if he had any more comments.
Wright talked about clusters and said he was prepared to go hand dig the buckthorn screening to
get rid of it. He agreed clustering needs to be done. Chair asked if any more comments on item.
Chair closed public hearing.
Commissioner Franzmeier asked about screening and wants to understand where natural
screening would be; if it would be on property line. Sonnek said south of the drive, however
Sonnek said its open to interpretation by commission. Franzmeier brought up redevelopment,
don’t want to make an unreasonable condition. However, said it’s not unreasonable to ask the
applicant to pitch in. Franzmeier clarified - don’t know if it’s a reasonable condition to have
clustered screening. Chair clarified it is Commission’s job to clarify conditions. Chair asked
about plat conditions, are there any concerns as it is now, with drive access or anything.
Commissioner Stevens liked they don’t have to do curve cuts on Marie, hopes that doesn’t
change when roundabout goes in. Don’t know about screening against Delaware, private drive
more appropriate. Chair suggested berm might be unreasonable condition, could create water
issue between homes. Screening is usually more of an issue between commercial and residential
property uses. Chair understands trees in screening is expensive. Boike said city staff are
including screening as a condition of approval because of the backloading of homes into an
existing neighborhood. Commissioner McPhillips proposed cluster planting around driveways
because of the headlights on cars and trash pickups. McPhillips says it’s a reasonable thing to
ask, on property line, at the end of designated driveways. Commissioner Green said natural
screening would be best, not to mess with integrity of neighborhood – not opposed to fence. Cost
to applicant is not a consideration for commission. Green said screening needs to happen, ideally
vegetation, shrubs or trees. Could also support fencing. Commissioner Stevens said ideally
neighborhood cooperation about removing buckthorn, defining property line, then adding natural
screening, maybe lilacs - cheaper. Keeping fencing out. Commissioner Green said all parties
need to cooperate on buckthorn. Green says she agrees with clustering and natural screening.
Commissioner Leuer suggested modifying clusters of trees, shrubs, or fencing. Let property
owners decide what it looks like. Chair Kavanaugh and Commissioner Franzmeier said
Commission needs to decide. Commissioner Strohmeier asked Wright if any comment on
cluster. Wright said he’d rather have that conversation on clustering rather than fencing.
Commissioner Strohmeier commented on screening debates, asked if the land was a nature
preserve. Dave Wright said name of development is called The Preserve; named in concert with
the Dodge Nature Center. City sees it as a subdivision called The Preserve. Commissioner
Franzmeier concerned about putting screening in other people’s property. Suggested who ever
wants it should put it up. City Planner Ben Boike said it’s because it’s backyard to front yard
property issue, city staff thought it appropriate to discuss screening for this reason. Chair asked
if it’s because it’s a driveway. Commissioner Franzmeier doesn’t want this issue to come up too
often. Commissioner McPhillips clarified that this is a development, not a single house, changes
the nature of the neighborhood. Says putting it in there gives privacy to neighbors they’re
accustomed to. McPhillips doesn’t think it’s a big deal to add clusters in requirements on
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driveways. Commissioner Green said screening is not a reasonable condition. Commissioner
Stevens said she doesn’t want a fence. Chair asked if anyone wants a fence, asked if it’s
appropriate to vote about screening specifically. Boike said Commission should amend the
condition of screening and vote on the whole proposal. Commissioner Stevens recommends that
Commission should go with staff recommendations. Commissioner Green asked about screening
process. Ben Boike said if Planning Commission votes as a condition of applicant to work with
city staff, it gives discretion to staff to work with owners, but City Council might change that
decision. Chair suggested motion to approve with condition to remove screening condition – not
require it. Commissioner Strohmeier recommend vote on condition of screening first, then vote
on plat approval with conditions. Chair Kavanaugh asked if there was consensus on McPhillips’
condition of limited clustered screening at driveways. Commissioner Franzmeier said we need to
clarify a minimum of screening.
Chair clarified recommendation for vote: the applicant shall provide additional natural cluster
screening between the private drive and the properties itself, clustered at the end of each
driveway, as approved by staff.
Commissioner McPhillips made motion to approve with changing condition number 6.
Stevens seconded motion.
Motion passes 7- 0 at 7:53 p.m. and will go to Council following Monday.
Case Number 19-07: Conditional Use Permit to Allow a Pawn Shop in a B4 Shopping
Center District at 1676 Robert St.
 PC Report.pdf
 PC Attachments.pdf
City Planner Ben Boike made staff presentation. Pawn America is requesting conditional use
permit in shopping center. Adjacent to Hobby Lobby. Zone requires conditional use permit for
pawn shops, applicant does have an existing conditional use permit and an existing city license to
operate current pawn shop but they are requesting to expand building operation to include
general retail sales of used merchandise thus requiring a conditional use permit; technically it’s
an amendment to the current conditional use permit (CUP). Code requires CUP for pawn shops –
city has to allow pawn shops but can limit where they locate in town. City staff is recommending
approval of CUP to allow pawn shop in the B4 district within suites 5, 9 and 10 subject to 3
conditions. Chair asked if any questions by commission. Commissioner McPhillips clarified they
have a permit now but need an expansion of permit. Amending the existing CUP by creating a
new one because they are site specific, spaces identified. In order to expand, they need a new
one. Commissioner Leuer asked about vacancy. Ben Boike said it was vacant for quite a while.
Commissioner Green asked about previous occupancy of Pawn America. Ben Boike said there
was no leaving on bad terms, only negative stigma regarding having a pawn shop in town.
Commissioner Green asked if Pawn America was cooperative with police dept. Ben Boike said
no concern from police of Pawn America. Chair Kavanaugh asked about rezoning of nearby area
to allow retirement home. CUP needs to be 800 Ft. away from residential zone areas. Ben Boike
said difference between residential zone and residential use regarding space requirements. B6 is
a commercial zone district that has a residential use in it. If it was a residential zone then there
would be a violation because of the 800 ft requirement. Boike said B6 district allows for
commercial, retirement and mixed-use homes (CUP required). Chair asked if it mattered if the
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property is not continuous. Boike said no. Commissioner Stevens asked why retirement homes
are allowed in commercial and residential districts. Boike said it has to do with details in city
code. Commissioner Stevens doesn’t understand why senior living complexes are different than
standard apartment complexes.
Chair calls applicant forward. Mike Erlandson, works with parent company of Pawn America,
2809 E. IP Minneapolis. Tony Atwood, works for parent company of Pawn America, 5238 198th
St, Farmington MN. Work for parent company of Pawn America. Chair asked if any comment on
application. Erlandson said Pawn America had been operating since 1990s. My Bridge Now
replaced it, a high-end pawn shop. For example, a car can be used as collateral. Not opened 9 –
5, client calls in. Pawn America (PA) had a great relationship with the city of West Saint Paul.
Pawn America has letters of support from city staff and community members. If someone pawns
a stolen good, pawn broker is at lost. Each item is registered in database, database is now run by
city Minneapolis. Most items (90%) are reclaimed by original owner. After 30-day hold period,
can be resold on retail floor. PA does not sell guns, does buy them. Not any pornographic
material. Commissioner Green asked after leaving West Saint Paul, why leave city and come
back? Erlandson said owner in Inver Grove Heights said mall owner promised to redevelop and
did not, but good relationship with current mall owner in WSP. No further public comment or
questions.
Chair Kavanaugh closed public hearing at 8:12 PM. Chair asked for Commission discussion.
Chair asked about items parked outside, such as boats and cars. Ben Boike said strict guidelines
on exterior storage in commercial districts. Commissioner Leuer asked what becomes of existing
Pawn America site. Boike said property is vacant and has been since Pawn America has left.
Commissioners Stevens asked if current site has PA signage. Negative. Chair asked about
transactions in existing site, in Suite 5. Boike said no record of transactions; that it’s currently an
office setting. Chair asked about fee per transaction for city. Ben Boike is not aware.
Commissioner Strohmeier has concerns about this. Pawn Shops – in this case the applicant
requests an amendment to expand, city is not saying they can’t be here. There are associations
with pawn shops, Strohmeier doesn’t feel comfortable, safety concerns. Intent of zoning is clear
on residential – another concern. Doesn’t feel comfortable, based on a technicality, that it can be
located near residential areas (DARTS property) or within 800 ft of a residential property. Chair
asked what Boike what the point of 800 ft residential code was for. Boike said it was an attempt
to clarify where a pawn shop can be located. Based on all zoning ordinances, this is the only area
in town a pawn shop can be located. A Conditional Use Permit (CUP) allows the city to have an
approval process and place reasonable conditions for approval on the use and Pawn America
does have one now. In order to deny a CUP, you need findings of fact as to how the CUP
impacts the health, safety, or general welfare of the community. Commissioner Strohmeier
argues about safety concerns, potential adverse effects on property values, concerns with image
for city. Clarify expanding use of pawn shop, not saying it can’t be there. Strohmeier says we
can’t predict what will happen with an expanded CUP. Chair said we are reviewing this as a
brand new CUP. More of a question of whether applicant is meeting code. Boike said it’s an
amendment to existing CUP and therefore it’s a new CUP and rescinding the old one. Staff
memo includes an analysis of the code and feels that it does meet ordinance and recommends
approval. Commissioner Green can’t foresee CUP more of a burden than Walmart on DARTS
project. Approved Walmart. Green would be interested in original intent of code of 800 ft.
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suggested tabling request until discovery of original intent of ordinance. Commissioner Stevens
asked what would happen if they sold guns to another pawn shop. Ben Boike said there is a pawn
broker ordinance on guns and selling to another pawn shop is allowed. Commissioner
Franzmeier asked where would a pawn shop be able to locate – because city must provide a
location. Ben Boike said couldn’t use mall property (plaza center) – only Wells Fargo or MGM
properties. Chair Kavanaugh has no opinions of pawn shops, it’s another business, just
concerned if it meets CUP code. Chair said we need to revoke existing one and approve new
CUP. Commissioner McPhillips said he supports applicant – city attorney approves it; it fills a
vacancy. It’s not on Robert street, set back a bit. There’s a need. Commissioner Green wants to
know original intent. Boike said he can try to clarify. Goal was to limit where pawn shops can
locate in town. Limited it to this area, appropriate location for pawn shop if WSP were to have
one. DARTS wasn’t there before. Commissioner Franzmeier said DARTS was a concern in that
area. Commissioner Stevens approves plan. Commissioner Franzmeier approves plan.
Commissioner McPhillips made motion to approve as written. Commissioner Stevens
seconded motion.
Commissioners McPhillips, Stevens, Franzmeier, and Leuer approved. Commissioners
Kavanaugh, Green, and Strohmeier voted against.
Motion passed 4 -3.
OLD BUSINESS: Housing Plan Review
1. PC Report - 07.16.2019.pdf
2. Planning Commission Comments on Housing Plan.pdf
3. Housing Action Plan 2019 - PC 06.18.2019.pdf
Melissa Sonnek reviewed plan and progress and wants feedback on feedback. Chair asked about
discussion. Commissioner Leuer suggested adding parking maximums. City Planner Ben Boike
said many cities are switching from city minimums to maximums. Commissioner Green asked
about how police dept. deals with rental properties, wants police reform on a reactive strategy to
proactive and community engagement, mentioned Brooklyn Park plan. Rental community is
nearly half of housing population in WSP. Sonnek clarified it is 40-45% in WSP. Commissioner
Green said police calls may be abundant. Need to look at other cities who are engaged in police
reform and rental properties. Sonnek said police reviews how many calls were made to rental
properties upon renewal of license. Police determine count of valid and invalid calls made about
property. Green said that’s an example of a reactive policy. Green wants more info on how we
can service them proactively. Commissioner Stevens seconds that and wants to look at renters
and rental property owners. Chair mentioned Home Line - phone line for renters to get advice
and information, good for landlords too. Commissioner Stevens asked about programs for rental
owners to improve property, how to utilize the vast numbers of programs. Commissioner Green
talked about a program for property managers/owners - ROMA monthly meetings.
Commissioner Stevens commented on complexity and confusion of numerous of programs to
help people. Ben Boike said this plan is a first step in marketing information, along with Dakota
County and website and social media awareness. Having all the information in one place will be
helpful. City doesn’t have any funding for housing specifically currently. Chair Kavanaugh
commented on lack of dedicated funding for housing, concerns about it. Commissioner
Franzmeier asked about free ways to communicate program awareness. Boike agrees marketing
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is key, brought up city newsletter and community development block grant; it’s used up every
year. Commissioner Stevens asked about date to input comments, it has passed. Commissioner
Green asked about housing plan recommendations summary. Boike said looking for consensus
from Planning Commission support on recommendations. Chair comments: parking maximums
and rental property and police dept. reform. Commissioner Stevens suggested adding line item
for rental property and marketing programs/resources or consultants. Boike said Sonnek was the
resource for the city. Commissioner Leuer suggest adding executive summary. Commissioner
Green proposed movement from complaint-based system (page 27) to more proactive – what
about the people who complain a lot; abuse the system. Boike said we’ve asked city attorney if
we can implement deterring/fine; answer is always no we cannot do that.
Chair Kavanaugh asked any other items from Planning Commission. Commissioner Strohmeier
commented on amount of work in this plan. However, wants more language on how we educate
first time homebuyers in WSP – about city regulations.
Green made motion to approve with comments. 4 line items: police reform, parking
maximums, executive summary, and first-time home buyer city code awareness. Chair
Kavanaugh seconded motion.
Motion passed 7 – 0.
NEW BUSINESS: NA
OLD BUSINESS: NA
ADJOURNMENT:
ON MOTION TO ADJOURN by Commissioner Green, seconded by Commissioner
Stevens. Commissioners RESOLVED to ADJOURN the July 16, 2019 meeting of the
Planning Commission at 8:56 PM. Motion approved 7-0.
Respectfully submitted,
Ashley E. Hoffman
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Planning Commission Report
To:

Planning Commission

Through:

Ben Boike, Assistant Community Development Dir.

From:

Melissa Sonnek, Community Development Coordinator

Date:

September 17, 2019

Rezoning, Site Plan, Conditional Use Permit, and Plat Review for 938 Robert St
REQUEST:
Hampton Companies is requesting the approval of multiple applications for the construction of a new
32-Unit senior living facility at 938 Robert Street.
Attachments:
Application and Narrative
Notice
Submitted plans
Memos from the Env. Comm., Engineering Consultant, and MNDot
Staff Presentation

SUBJECT
PROPERTY

1|Page

CURRENT USES AND ZONING:

Subject Property
Properties to North
Properties to East
Properties to South
Properties to West

Use
Vacant Lot
Residential – 42 Unit Apartments
Commercial - Clues Day Center
Residential – Single Family Homes
Commercial - Plaza TV
Residential - Condos
Vacant Lots

Zoning
B5 – North Gateway Mixed Use
B5 – North Gateway Mixed Use
R1 – Single Family Residential
B5 – North Gateway Mixed Use
B5 – North Gateway Mixed Use

1) REZONING ANALYSIS:
The property is currently zoned B5 – Gateway North Mixed Use, however, the applicant is proposing to
rezone the property to a Planned Residential Development (PRD) with the same B5 underlying zoning.
Doing so will allow added flexibility to facilitate better utilization of the site. However, it is important
to follow the code as much as possible, therefore, when the proposed project does not meet the outlined
requirements, it will be noted in this memo.
The Zoning Ordinance limits the density of this property to 17 units (~12 units per acre). However, the
City’s Comprehensive Plan allows for a higher density of up to 40 units per acre (comp plan overrules
the zoning code if there are discrepancies). The proposed development has a density of 23.5 units/acre
(more later in the density section).
2) CONDITIONAL USE PERMIT ANALYSIS
Within the B5 - Gateway North Mixed Use District, no structure or land shall be used for the following
uses, except by conditional use permit:
(M) Retirement homes, provided that the site shall contain not less than 3,500 square feet of lot area
per dwelling unit.
The applicant is proposing to redevelop several vacant lots along the north side of town to construct a
22,000 sq. ft. memory care/assisted living facility, with 32 total units. 18 units will provide services for
assisted living and the remaining 14 units will provide memory care services. The facility will be
equipped with several amenities to offer an increased quality of life that would otherwise not be present
in a more institutional setting. The memory care portion of the building will have a secured dining
room/sunroom area, a craft/activity area, and a secured outdoor porch.
Employees
The facility will be staffed by seven to eight staff during the day and two staff during the night time
hours, in total the site will employ about 25 full/part time employees.
Plan Consistency
For a large project such as this, City Staff performed an extra review the proposed project is a good fit
for the subject property by reviewing the following long term planning documents: the draft 2040 Comp
Plan (recently approved by City Council on 09/09/2019) and the recently updated Renaissance Plan.
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The following recommendations are listed in both plans, all of which support this type of project:





Accommodate the increasing age of the population,
Reduce demand for additional senior/life cycle housing,
Increase density and mix of uses along Robert Street, and
Increase in transit-oriented development.

3) SITE PLAN ANALYSIS:
Proposal
Hampton Companies is proposing to redevelop the several vacant lots east of Robert St, north of Haskell
St E, and south of Hurley St E to construct a one story 32 unit senior living facility with memory care
(14 units) and assisted living services (18 units). In addition to the 32 living units, the site will feature
an open dining room area, craft/activity area, and a secured outdoor porch.
Density
Retirement homes allow for a maximum density of one unit per 3,500 sq. ft. (or 12 units/acre). As such,
the maximum number of units that would be allowed on this site, by code, would be 17 units. However,
as mentioned in the rezoning section, the Planned Development tag allows additional flexibility for
things such as density. Similarly, other long term planning documents (as detailed in the project/plan
consistency analysis portion above) such as the 2040 Comprehensive plan recommends that urban
communities, like West St. Paul, plan for an average density of at least 20 units per acre for
development and redevelopment.
The subject property is 1.36 acres (after platting) which equates to 59,242 sq. ft (or 23.5 units/acre).
While this exceeds the code’s outlined density, City Staff feels comfortable recommending approval
when considering the recommendations of the long term planning documents (see next section) and
similar redevelopment projects of increased density.
Recent Re-Development Projects
1631/1645 Marthaler Ln (DARTs)
252 Marie Ave (Rooftop 252)
1746 Oakdale Ave (The Sanctuary)

Units per Acre
59
28
32

Building Setbacks
The B5 – Gateway North Mixed Use District requires the below listed building setbacks. All building
setbacks, with the exception of the southwest corner, are compliant with the code requirements. The
applicant is proposing to locate the building with a 3.69 ft. rear yard (facing Haskell St) setback, the
code requires a 20 ft. minimum rear yard setback; however, with the Planned Development tag, the
added flexibility allows for a deviation from the code.

Front
Rear
Side (Left)
Adjacent to a Street
Side (Right)
Adjacent to “R”

Code Setbacks
10 – 40 ft.
20 ft. min

Proposed Setbacks
26.4 ft.
3.69 ft.*

10 - 30 ft.

16.9 ft.

10 ft, min

11.8 ft.
*Proposed varies from the code requirement*
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Parking Setbacks
The B5 – Gateway North Mixed Use District requires the below listed parking setbacks. The proposed
site plan complies with all of the parking setbacks as detailed by the code.
Front
Rear
Side (Left)
Adjacent to a Street
Side (Right)
Adjacent to “R”

Code Setbacks
Not Permitted
10 ft. min

Proposed Setbacks
N/A
20 ft.

10 ft, min

N/A

10 ft, min

10 ft.

Parking Counts
The applicant is proposing a total of 25 parking stalls for this project, 24 traditional stalls, and one
handicapped parking stall.
The Zoning Code does not presently identify parking requirements specifically for assisted living or
memory care. Therefore, Staff decided to use the most similar use outlined in the code. Staff believes
that parking requirements for the proposed senior memory care facility would be comparable to a
hospital, and therefore applied the one parking stall per three beds. With the proposed 32 units, the
minimum number of off street parking required would be 11 stalls. Since the applicant is proposing a
total of 25 stalls and there is street parking on all of Hurley St and most of Haskell St, City Staff is
comfortable with the proposal.
Drive Aisle and Parking Stall Dimensions
The submitted plans show a drive aisle width of 22 ft. and parking stall depths of 20 ft. Both of which
comply with the code minimums; however, no details on parking stall widths are included on the
submitted plans. Therefore, as a condition of approval, City Staff is requiring that all parking stalls
comply with the minimum with of nine feet as outline in the code.
Curbing
The proposed parking addition will include B612 curbing as required by code.
Site Access and Sidewalk Connectivity
Proposed ingress and egress for the property will be provided by a driveway on the south side of the
property onto Haskell St. The proposed parking lot will also connect to a residential alleyway for the
single family homes on both Haskell and Hurley St. As such, City Staff is requiring as a condition of
approval that the applicant provide an access agreement allowing public use of the parking lot to connect
to the alley.
The site currently has sidewalks on the north, west, and south property lines. In addition, the applicant
is proposing to construct a paved common area on the northwest corner of the site (corner of Hurley and
Robert St).
Lighting
The submitted lighting plans do not contain information on lighting levels or foot-candles. Therefore,
City Staff is requiring as a condition of approval that all lighting levels must not exceed zero footcandles at all abutting property lines, and no direct glare may extend into the public street, public open
space, or neighboring properties.
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Landscaping
The submitted plans detail the removal of 11 trees (132 caliper inches). The zoning ordinance requires
that whenever the removal of quality trees occurs, a minimum of 30 percent must be replaced. For the
proposed removal, the required caliper inches to be replaced equates out to 40 caliper inches (or 16 trees
that measure 2.5 caliper inches). The applicant exceeds this minimum and is proposing 26 trees at 2.5
caliper inches each (totaling 65-caliper inches).
In addition, with all new multi-family residential development, the code requires one new tree per 40
lineal ft. of property, which for this property equates out to 25 trees. As was previously stated, the
applicant is proposing 26 deciduous trees, as well as 24 ornamental trees, 103 shrubs, and 145 perennials
and grasses. Staff believes that for a dense site, it is well landscaped.
Environmental Committee Review
The Environmental Committee reviewed the proposed landscape plan at their September 4th, 2019
meeting; the committee was satisfied with the number and placement of trees, shrubs, and perennials,
ultimately recommending approval of the plan with the following recommendation (see attached memo
dated 09/10/2019):
1. Strongly encourage the developer to use “pollinator friendly” native plants that were not treated
with “neonicotinoids”.
Staff is requiring a condition of approval that the applicant adhere to the recommendations of the
Environmental Committee.
Screening
Since the proposed development is directly adjacent to single family homes, the code requires additional
screening. According to code section 153.032 (E)4, screening can be accomplished through one or a
combination of any of the following items: a decorative fence, masonry wall, or landscaping. Staff
believes that the applicant is proposing significant screening along the eastern property line; however, to
preserve the utmost sense of privacy, City Staff is requiring as a condition of approval that the applicant
also install a six foot maintenance free privacy fence along the eastern property line, said fencing must
comply with the fencing section of the code 153.381.
Construction Materials/Design
Section 153.031 of the zoning code, which outlines residential site plan requirements, does not require
specific building materials or specific design standards for new buildings as is required for commercial
buildings. However, the code does require that exterior building materials be comprised of siding,
stucco, brick, glass, or other comparable material. The applicant is proposing a combination of cultured
stone, engineered wood siding, and glass.
Trash Enclosure
The applicant is proposing to locate the trash enclosure along the southern side of the side (rear property
line), adjacent to the parking lot/site entrance. The code does allow for trash enclosures to be placed in
the rear yard; however, if the enclosure is adjacent to a street/public right-of-way, it must be screened on
all sides. Said screening can be a decorative fence, masonry wall, or hedges; however, the screening
must be compatible and complementary to the architectural treatments/style of the principal building.
The submitted plans do not include detail or elevations on the trash enclosure; therefore, as a condition
of approval, City Staff is requiring that the trash enclosure comply with section 153.032 (F)6.
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Signage
The proposed plans do not include signage at this time. Staff is recommending a condition of approval
requiring that all signage meet the requirements of Section 153 of the Zoning Ordinance.
Engineering/Storm water Review
The site plan was reviewed by an engineering consultant to specifically review storm water run-off and
the proposed stormwater filtration basin.
The engineering consultant listed a number of recommendations regarding obtaining proper permits,
storm and drainage calculations, and plan specifics. As such, City Staff is requiring as a condition of
approval, that the applicant adhere to all items outlined in the WSB Engineering Memo dated September
11, 2019.
In addition, Staff is recommending a condition of approval that prior to obtaining a building permit, the
applicant enter into a stormwater management agreement with the city for the proposed stormwater
filtration basin.

4) PLAT ANALYSIS:
Since the subject property was not previously platted, the City is requiring that the applicant plat the
property (see attached preliminary/final plat). The existing property consists of 6 un-platted parcels, the
proposed plat would result in one parcel/lot consisting of 1.36 acres.
Staff is recommending a condition of approval requiring that the plat be recorded at the County within
one year and prior to the submittal of a building permit application.
MNDOT Review
Since the subject property abuts a state road (Robert St), the plat was reviewed by MNDot. Upon
completion of their review, MNDot outlined the following requirements:
1. Drainage, right-of-way, and all other necessary permits must be submitted prior to beginning
any construction on site.
Staff is recommending a condition of approval that the applicant adhere to the items outlined in the letter
dated August 12, 2019.

STAFF RECOMMENDATION:
Staff recommends APPROVAL of the REZONING of 938 Robert St from B5 – Gateway North
Mixed Use to PRD, Planned Residential Development with B5 – Gateway North Mixed Use
underlying zoning subject to the following condition:
1.

Council approval of the corresponding Site Plan, Conditional Use Permit, and Plat
applications.

Staff recommends APPROVAL of the SITE PLAN to allow for the construction of a 32-unit
retirement home facility at 938 Robert St. subject to the submitted plans and the following
conditions:
1.

Council approval of the corresponding rezoning, conditional use permit, and plat applications,
6|Page

2.

The applicant shall apply for and obtain all applicable building and sign permits,

3.

The applicant shall ensure that all parking stalls comply with the minimum stall width of nine
feet as outlined in the Zoning Code,

4.

The applicant shall provide an access agreement for the neighboring properties to the east to
allow for entrance and exit to and from the alleyway,

5.

The applicant shall ensure that all lighting levels will not exceed zero foot candles at all
abutting property lines, and no direct glare shall extend into the public street, public open
space, or neighboring properties,

6.

The applicant shall install a six-foot maintenance-free privacy fence along the eastern property
line; said fencing must comply with the fencing section of the code 153.381,

7.

The applicant shall ensure that the trash enclosure complies with section 153.032 (F)6 of the
zoning code,

8.

All signage must comply with section 153 of the zoning ordinance,

9.

The applicant shall adhere to the recommendations of the Environmental Committee per the
attached memo dated September 10, 2019,

10.

The applicant shall adhere to all items outlined in the WSB Engineering Memo dated
September 11, 2019, and

11.

The applicant shall adhere to the City’s Stormwater Management agreement.

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow a Retirement
Home in the B5 – Gateway North Mixed Use District subject to the following condition:
1.

Council approval of the corresponding Rezoning, Site Plan, and Plat applications.

Staff recommends APPROVAL of the PRELIMINARY/FINAL PLAT for 938 Robert St. subject
to the submitted plat drawings and the following conditions:
1.

Council approval of the corresponding Rezoning, Conditional Use Permit, and Site Plan
applications,

2.

The applicant shall revise the final plat per the recommendations outlined in the attached
memos from the engineering consultant and the Minnesota Department of Transportation, and

3.

The Final Plat shall be recorded within one year of approval and prior to application of a
building permit.
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·J. 7 WEST ST. PAUL
SITE PLAN APPLICATION

OFFICE USE ONLY

Filing Fee: $275.00

Case No:"PC

Escrow Amount: $1,300.00

Date Received:
Recolpt No:

·----------

Total Fees; $1075

City Hall
1616 Humboldt Avenue
West St. Paul, MN 55118
651-552-4100
FAX 651-552-4190
www,wipmn.gov

60 Day Date:

8 -08

Cfi /\ S •11.0\C(

]friJJ�
��

Street Address of Parcel: 938 SOUTH ROBERT STREET
Name of Applicant: HAMPTON COMPANIES

-------------

Phone# 651-253-8924

Address of Applicant: 1341 COUNTY RD D CIRCLE

Email: Jeremy.hamptoncompanles@gmail.com

Name of Owner: Dakota County CDA

-4430
Phone# 651 ...675...,, .,,,..""".,...

VADNAIS HEIGHTS, MN 55109

Address of Owne;-I22a Town Centre DrivEf::mall:
Eagan MN 551.23

....,,..

._o_ta_@a-.s-t_a_t_e_.mn.us
_t_s_c-he_r_tl_e_r@dak

SITE INFORMATION

2. •2a34llll00064, 42aa4oooo053
Legal/PID # of the Property Involved: 428340000050, ◄2a34oooooso, 42042oooso1.2. 421134ooooos
USE
Present Zoning: B-5 • GATEWAY NORTH MIXED

Proposed Use of Parcel: CONSTRUCTION OF SENIOR LIVING WITH MEMORY CARE

PARKING, SITE AND LANDSCAPE IMPROVEMENTS WILL OCCUR.

--------------------·-------What will be the effect(s) on existing and anticipated traffic conditions, including parking facilltles
on adjacent streets: STAFF AND VISITOR PARKING WILL BE ON SITE.

Ji:XlijJUI§ BEQUillE·!l
1. An eleotronic copy as well as four (4) 22x34 and twenty (20) 1 lxl 7 copies in sets and folded plans,
showing application infonnation as follows:
a. A survey, scaled and dimensioned, site plan showing pertinent existing conditions, such as: parki�
layout, access provisions, structure locations, drainage, lot area, and yard dimensions, including but
not limited to the surrounding parcels within 150 feet.
b. A complete set of preliminary drawings prepared and signed by a registered civil engineer,
architect, and/or landscape architect showing:
i. A site plan indicating parking layout, access provisions, structure locations, any
fences, wal Is, or other screening, including height and type of material, landscapln,g,
drainage, trees and shrubbery, including types, locations, and sizes,
ii. Building elevations, including finishes on all buildings on all sides,
iii. All lighting provisions on site, including type, location, and lumens affecting the
surrounding parcels and streets,
iv. Curb type and location on site, and
v. Proposed plans for sidewalk to service, parking, recreation, and service areas within
the site.
ACKNQWLEDGE AND SlGISATURE
The undel'signed hereby represents upon all penalties of law, for the purpose of inducing the City of West St
Paul to take action herein requested, that all statements herein are true and that all work herein mentioned will
be done in accordance with the Ordinances and all Codes of the City of West St Paul and the State of
Minnesota.
�

C

:") �..

Signa��ner (Required)
\\\ /

Signature of�1ktfnt (If different)

651-675-4430

Phone Number
t,,.<s-1--zs-s-cz�7,,�

Phone Number

NO1'.I!:: All Materials relevant to this Appllcatir>n must be tiled on or before the dates listed on the Operating
Pr.9ccdqres for Applicants page. The Plnnnlng Commission holds its regular meeting at 7:00pm on the third
Tuesday of each month.
LAPSE OF SITE PLAN: An approved site plan shall lapse and become null and void six months following the date on
which the Plat was approved, unfoss prior to the expinttion of six months 11. building permit is issued by the Building
Official and construction Is commenced and diligently pursued toward completion on the subject site. An approved Site
Plan may be renewed once for n period of one year by the City Council.
�

1. The fees to be paid by each applicant for each zoning request shall be as prescribed by the City Council, Fees shall be
payable at the time applications are filed with the Zoning Administrator and are not refundable unless the application
is withdrawn prior to being sent for legal publication n11d notice. There shall be no fee it1 the cuse of applicmtions filed
in the public interest by the City Council or by the Planning Commission. Fees shall include application fee, filing
fees, consultant, legal, planning, and engineering fees.

2. AppHcants shall deposit with U1e Clty, together with the application filing fees, the sums required by Council
resoltttlon townrd prepayment of the Consultants and Attorney's expenses nnd all costs to be billed and charged to the
City, The prepayment amounts shall be a credit toward all reasonable fees and expenses oharged by the Consultants to
the City in the investigation report and recommendation to the Chy Council concerni11g the application, All
l'c:asonable expenses and fees, in excess ofthe depoBit, shall be paid by U1e applicunt to lhe City within 30 days of final
action on the matter by the City. lfnot paid within 30 days, the account shall be deemed delinquent. Ifthe fees and
expenses incurred by tho City from the Consultants are less than the amount of deposit, suoh excClls shall be returned
to the applicant upon final action by the City in said manner.

_1111_ CITYOF

City Hall
1618 Humboldt Avenue
West SI, Paul, MN 55118
651-552-4190
l1'1).'W,W§Pl!JMl!n:

;. 7 WEST ST. PAUL

CONDITIONAL USE PERMIT APPLICATION
$275

Filing Fee:

Escrow Amount: $400 (Residential)
$800 (Commercial)

TOTAL FEES:

-----

$

675

street Address of Parcel:

Name or Applicant:

1341 COUNTY RD D CIRCLE

Legal/PIO#

Date Received:�

l

,,

Receipt #-------.1---

60 o., Dal>

10 I � 7"J.D�

Phone#

651-253-8924

• Jeremy,hamptoncompanles@gmaU.com

Ema,:1 _________

VADNAIS HEIGHTS, MN 55109

Name of Owner: Dakota Co�ty CDA •

Address of Ownar:

!:11-0A

938 SOUTH ROBERT STREET

HAMPTON COMPANIES

Address of Applloant:

�fficAUse <3&,ly
Case No:�

1.228 Town Centre Ori ve
Eagan MN 55123

Phone# 651-675-4430

Email:

tschertler@dakot.aeda.state.mn.us

428340000050 (and others)

8�5 - GATEWAY NORTH MIXED USE
_
Presen t Zon Ing: __________

Proposed use of Parcel:

CONSTRUCTION OF SENIOR LIVING WITH MEMORY CARE

PARKING, SITE AND LANDSCAPE IMPROVEMENTS WILL OCCUR

Zoning Section Authorizing CUP: ____________________

What wlll be the effect of the proposed use on lhe health, safety, and welfare of the occupants of the
surrounding parcels? __ -· -#-/1..,.J.....

t>�.........,-------------------

What will be the effect on existing and anticipated traffic conditions, Including parking facl!itles and adjacent
streels? __________________�---------

STAFF AND VISITOR PARKING WILL BE ON SITE.
What will be Iha effect of the proposed use on the Comprehensive Plan? --'N�o-A(_,..,,,
-'-""",._______

i�tff8118 REQUIRED·

A. An electronic copy as well as four (4) 22x34 and twenty (20) 11x17 paper copies, of a map or plat
showing the property on which the Conditional Use Permit is requested, and all parcel within 150 feet of
the boundaries of the subje<lt parcel.
B. An electronic copy as well as four (4) 22x34 and twenty (20) 11x17 paper copies In sets and folded
plans, showing appllcatlon Information as follows:
a. Proposed and existing topography and drainage.
b, A complete plan prepared and signed by a registered Civil Engineer, Architect, and/or
Landscape Architect showing:
I. The parking layout, access provisions, structure locatlons, landscaping, drainage,
trees, and shrubbery including types, locations, and sizes,
II. Any fences, walls, or other screening, Including height and type of material,
Ill. All lighting provisions Including type, location, and lumens affecting the
surrounding parcels and streets,
Iv. Curb type and location on site, end
v. Proposed plans for sidewalk to service, parking, recreation and service areas
within the site.
ACKNOWLEDGE AND SIGNATUR§

The undersigned hereby represents upon all penalties of law, for the purpose of Inducing the City of
West St Paul to take action herein requested, that all statements herein are true and that all work herein
mentioned wlll be done In accordance with the Ordinances and all Codes of the City of West St Paul and
ID���

651-625:::4430

Phone Number

Phone Number
NOTE: All Materfals relevant to this Application must be filed on or befor& the dateti ll$ted on Operating
P£9ctdYCH for Aefi!Jcanss page.
The Plannlng Commission holds Ile regular meeting at 7:00pm on the third Tuesday of eaoh month.
!.APSE Of CONQITIOl',IAL use P§RMI!;
An approved COl1dltfonal use Permit sllalf lapse and become 11\Jll and void sbc months r0Dow1n9 1ha date on \llllleh the CCfldillonat Use Permit
was approved, unless prior to the ellS)lr.tUon ot alx manthe II buDdlng permit la Issued by the Building Offlclal and construction Is commenced
and dlllgendy pursued towlltd completion on the subjecl elte, or a Certificale or Occup1111cy la l&sued by the 8ulldfng Offidal. A Condlllonal
Use Permll may be renewed once ror e period or one year bY ttle Cily Council.
Bill.
1. The le&s to be paid by each appacant ror each zoning request shaU be as prescribed by the City councl1. Fees llhell be payeble at the time
applications are filed with thn Cltv Planner and are not retundable tmless the application I� wlthrtr.1wn /lrillr to blllng Bl'!nt lnr legal publloatlon
and nDlice. There shall be no fee In thecase ot applications flied In the publlc Interest by the City Council or by the Planning Commission.
Foes ehall lnclud• eppllcatlon fee, filing fees, consultant, legal, planning, and engineering tees.
2. Applicants shall deposit wflh the City, logalher with !he appllcatlon filing fees, the s1Jms 111qulred by Councn resolutlon toward prepayment
of Uie Consultants and Attorney's expenset ancl a� coats 1<1 be billed and charged to lhe Cl\y1 The prepayment amount. •hall be a credit
tQward on raasonoble teoe ond ekpenses charged by the Conaultanlll to lhe City In tho lnvBlltlgatlon rap<1rt end l'IICOmmendstion to the Olly
C:01Jncll concemln9 the epp1fcatlon. All rei8on11blo expenaee and fees In eiu,011s or the deposit, shall be paid by Ille applicant to the Clly within
30 days ol lnal action on the matter by the City, ff not paid wUhln 30 days, the account shall be deemed delinquent, fl !he ten and expe1111&&
lncurrad by the C�y from the Cot1autanla ara lass than the amount of deposit, aueh ellcesa sh11II be returned to the applicant upon final acllon
by Iha City in said manner,

CITY OF WEST ST. PAUL

1616 HUMBOLDT AVENUE, WEST ST. PAUL, MN 55118·3972
MUNICIPAL CENTER 651-552-4100
PARKS/RECREATION651·552-4150
FAX
651·552·4190

POLICE 651-552-4200
651·552-4176
FIRE
TDD
651·552-4222

REZONING/TEXT AMENDMENT APPLICATION

Fil ng Fee: $325.00
i

f4f

Escrow Amount: $800.00
TOTAL FEES <J,· /)

CASE NO. f)c
...
DATE RECEIVED
RECEIPT# __,...-:,,..,,,-rlr+,.._
_ \ O ,1 'J/ 6'1\-60 DAY DATE

0'8

/ J_ $

£o1Jy_j, /<.JJf:?rf �3/-rt �r

9 $
1. STREETADDRE?S Oft PROPERTY 3
½', � /__1 u1NI_ ::;.thlt) &Le. 1>-IJ.
2. NAfvf�df-APPLIC,tYNT U,l-R,6ES±•rtl4 j

r

3. ADDRESS OF APPLICANT/!fJJl'l,lU:tJ'f.Le �

lJhl{l_�}d

4. NAME OF OWNER

flt1C

(OFFICE USE ONLY)

� .

te-�1@

Phone

#DSl-71tJ -- ,!Q;J, 13

Email)De/4hlift\f'fll()t/Jrh f/lJ?Jt.t

a)

1 rrliLL /. Chh

Phone# 651-675-4400

Dakota County CDA

5. ADDRESS OF OWNER 1228 Town Centre Drive, Eagan MN 55123
E
d
u
�
i
6
1/P2 -i.:ilJl)t� {)OM f)f,")1 ·#L/-o'< �g;?J//)lJ-�l)-tJJ;
��Jt;
4
ma l tsch;
6. LEGAL/PIO#
# 1/-<R-/JYJIJIJ...{)5-l)t/ =It '-/� --t>lfoll)I) '"t!J5-/)I t9.....

��J�'iJ1LJ- Nj5!

7. PRESENT ZONING

8. PRESENT USE

85

IL4tLll\)t.

p_
PROPOSED ZONING _ r-"
·i 71J=:"---.----7

PROPOSED USE

(ttttd� h,v,;u
Q.J
:::r

m-a. tr:Jj{b dtt//i

,CIA,/}_ J l. I
9. WHAT CHANGED OR CHANGING CONDITIONS MADE THE PASSAGE OF THIS
AMENDMENT NECESSARY __________________

10. WHAT IS THE EFFECT OF THE PROPOSED AMENDMENT?
11. WHAT ERROR, IF ANY, IN THE EXISITING ORDINANCE WOULD BE CORRECTED BY
THE PROPOSED AMENDMENT? _________________
12. WHAT OTHER CIRCUMSTANCES JUSTIFY THE AMENDMENT? _______

PROMOTING AND PRESERVING A COMMUNITY OF EXCELLENCE
BY THE ETHICAL, RESPONSIVE, EFFICIENT AND INNOVATIVE PROVISION OF SERVICES
EOE/AAE

l/-h-if

EXHIBITS REQUIRED
1. An electronic copy as well as four (4) 22x34 and twenty (20) 11x17 paper copies
in sets and folded, of a map or plat showing the lands proposed to be rezoned
and all lands within 350 feet of the boundaries of the property proposed to be
rezoned.
2. Written proof of ownership or legally recognized financial interest of the property
on which the rezoning is requested.
ACKNOWLEDGE AND SIGNATURE
The undersigned hereby represents upon all penalties of law, for the purpose of inducing the
City of West St Paul to take action herein requested, that all statements herein are true and
that all work herein mentioned will be done in accordance with the Ordinances and all Codes
of the Cit of West St Paul and the State of Minnesota.
_651-675-4430______

Phone Number

Phone Number
NOTE: All Materials relevant to this Application must be filed on or before the dates listed on the
Operating Procedures for Applicants page. The Planning Commission holds its regular meeting
at 7:00pm on the third Tuesday of each month.

1. The fees to be paid by each applicant for each zoning request shall be as prescribed by the City
Council. Fees shall be payable at the time applications are filed with the Zoning Administrator and
are not refundable unless the application is withdrawn prior to being sent for legal publication and
notice. There shall be no fee in the case of applications filed in the public interest by the City
Council or the Planning Commission. Fees shall include the application fee, filing fees, consultants,
legal, planning, and engineering fees.
2. Applicants shall deposit with the City, together with the application filing fees, the sums required by
City Council resolution toward prepayment of the Consultants and Attorneys expenses and all costs
to be billed and charged to the City. The prepayment amounts shall be a credit toward all
reasonable fees and expenses charged by the Consultants to the City in the investigation report
and recommendation to the City Council concerning the application. All reasonable expenses and
fees In excess of the deposit, shall be paid by the applicant to the City within 30 days of final action
on the matter by the City. If not paid within 30 days, the account shall be deemed delinquent. If the
fees and expenses incurred by the City from the Consultants are less than the amount of deposit,
such excess shall be returned to the applicant upon final action by the City in said manner.

MIL. CITYOF

City Hall
1616 Humboldt Avenue
West St. Paul, MN 55118
651-552-4100
FAX 651-552-4190
www.wapmn.gov

� 7 WEST ST. PAUL
PLATTING APPLICATION
Filing Fee: $275 + $2 each lot
Escrow Amount: $600 (1-2 lots)

$1,600 (3 or more lots)
$1887
Total Fees:

----------

=,JS2Qf�
��m
Jioit§.

:AOFFICE USE ONLy

CaseNo:
DateReceived:

C

Receipt No:
60 Day Date: ·

i

l·Ot1 lL\ I

CONTACT INFORMATION

a'- Mr:lt ev&�<

Name of Applicant:.
t) Phone# _65_1_-2_53_-8_9_24________
Email: Jeremy.hamptoncompanies@gmail.com
CIRCLE
o
pp
R.O
Address of A licant: 1341 COUNTY
VADNAIS HEIGHTS, MN 55109

Phone# 651-675-4430
Name of Owner: n:\kota County CDA
Address of Owner: 1228 Town Centre Drive Email: tschertler@dakotacda.state.mn.us
Eagan MN 55123
Name of Surveyor: CIVIL SITE GROUP
Address of Surveyor: 4931 W 35th Street #200

Phone# _e_12_-s_o_2_.3_22_2____�--Email: rory@clvllsltegroup.com

Name of Engineer: JOEY DIEDERICHS
Address of Engineer: 4931 W 35th Street #200
St. Louis Park, MN 65416

Phone# _e_12_�7_1_9_-1_·1a_1________
Email: jdiederichs@ciVllsltegroup.com

St. Louis Park, MN 65416

PLAT INFORMATION

Legal/PIO # of the Property Involved: 42&a<100000Go, ◄211340ooooso, m42aoooo12, 42e34ooooos2, 42&:1400000!!4. 42e:34ooooos3

Total Acreage: 1-4

Proposed Name of Plat:

41...1 i K-: Li 11:.,....j ·

Proposed Number of Lots:.!___�•.
S½: c,r (..p,..r-t.-,

c,£

LV;es-1-

Su...1"' f-

Plat meets all minimum subdMslon requirements. If not, explain: __________

{)tt. v \

Ji;XHIBIT§ R§QlJlRED
1. An electronic copy as well as four (4) 22x34 and twenty (20) 1 lx17 copies of the proposed plat/final plat in
sets.
ACKNOWLEDGE AND SIGNATURE
The undersigned hereby represents upon all penalties of law, for the purpose of inducing the City of West St
Paul to talce action herein requested, that all statements herein are true and that a!J work herein mentioned will
be done in accordance with the Ordinances and all Codes of the City of West St Paul and the State of

wner (Required)

651-675-4430
Phone Number

ks, ..

1,,c;�- 'b� -i '1
____
Signature of A �-d,-.ff-i e-re-n-)t
Phone Number
NOTE: All Materials relevant to this Application must be filed on or before the dates listed on
the Operpting Procedures for Applicants page. The Planning Commission bolds its regular
meeting at 7:00pm on the third Tuesday of each month.
LAPSE OF PLAT: An approved Plat 11hall lapse and become nllll and void six. months following the date on
whioh the Plat was approved, unless prior to the expiration of six months the Plat is recorded at Dakota County

FEES

I. The fees to be paid by each applicant for each zoning request shatl be as prescribed by the City Council.
Fees shall be payable at the time applications are filed with the Zoning Administrator and are not refundable
unless the application is withdrawn prior to being sent for legal publication and notice. There shall be no
fee in the case of applications filed in the public interest by the City Council or by the Planning
Commission. Fees shall include application feej filing fees, consultant, legal, planning, and engineering
fees.

2. Applicants shall deposit with the City, together with the application ftling fees, the sums required by
Council resolution toward pl'epayment of the Consultants and Attorney's expenses and all costs to be billed
nnd charged to the City. The prepayment amounts shall be a credit toward all reasonable foes and expenses
charged by the Consultants to the City in the investigation report and recommendation to the City Council
concerning the application. All reasonable expenses and fees in excess of the deposit shall be pald by the
applicant to the City within 30 days of final action on the matter by the City. If not paid within 30 days, the
account shall be deemed delinquent. If the fees and expenses incurred by the City from the Consultants are
less than lhe amount of deposit, such excess shall be returned to the applicant upon final action by the City
in tiaid manner.

Hampton Companies
Suite Living
1341 County Rd D Circle E
Vadnais Heights, MN 55109

STATEMENT OF PROPOSAL:

City of West St. Paul
July 24, 2019

PROJECT NAME:

Suite Living Senior Care of West St. Paul

PROPERTY ADDRESS:

938 So. Roberts Street, West St. Paul, MN

APPLICANT:

Hampton Companies
1341 County Rd D
Vadnais Heights, MN 55109
Joel Larson:651-248-6785
Joel.hamptoncompanies@gmail.com

DESCRIPTION OF PROPOSED DEVELOPMENT:
Hampton Companies and Suite Living is proposing to develop a memory care and assisted living
community to serve the care needs of the elderly citizens of West St. Paul and those with elderly family
members in need of memory care and assisted living services. Suite Living Senior Care of West St. Paul
community will feature a total of 32 private suites with 18 of them providing assisted living services and
the other 14 providing memory care services. The assisted living residents will be able to enjoy a home
like atmosphere in a setting that allows them the freedom to participate In many amenities that not only
help assist them in their daily care needs but also provide them with a higher quality of life than that
offered in a more institutional setting. The memory care residents are provided with their own secured
area of the building that has its own separate amenities like a congregate dining room sunroom,
activity/craft area and a secure outdoor porch. These residents benefit from a life enrichment program
that is specially designed for residents with Alzheimer's and Dementia. At Suite Living Senior Care of
West St. Paul our goal is to provide our residents with the right care at the right time.

Building Description:

Total Land Size: 1.36 Acres-Approx.
Building Size: 22,446 Sq, Ft.-Approx.
Occupancy:
32 Private Suites
Floor 1:
18 Assisted Living Units/ 14 Memory Care Units

Parking and Access:

Hard Surface Parking (24 stalls, 2 designated handicapped will be designed with
dimensions and area in accoidance with state law) will provide parkiflg for
resident friends and family members along with Suite Living Senior Care staff.
Since none of our residents drive there will not be a significant need for parking.

City Hall
1616 Humboldt Avenue
West St. Paul, MN 55118
651-552-4100
FAX 651-552-4190
www.wspmn.gov

CITY OF WEST ST. PAUL
NOTICE OF PUBLIC HEARINGS

TO WHOM IT MAY CONCERN:
The listed items below will be a Public Hearing at the Planning Commission meeting Tuesday,
September 17, 2019 at 7:00 p.m. and a Public Hearing at the City Council meeting on Monday,
September 23, 2019 at 6:30 p.m.:
PC Case 19-08 – Rezoning, Conditional Use Permit, Site Plan Review,
and Preliminary/Final Plat to Allow a 32-Unit Retirement Home Facility (Memory
Care/Assisted Living) at 938 Robert St – Hampton Companies
If you need any type of accommodation to participate in the meeting, please contact the ADA
Coordinator at 651-552-4102 at least 5 (five) business days prior to the meeting.
Interested persons will be heard at the meeting.
If you have any questions, please contact Ben Boike,
Assistant Community Development Director/City Planner at (651) 552-4134.

Shirley R Buecksler
City Clerk
City of West St. Paul

Published: September 8, 2019
South-West Review

Environmental Committee Report
To:

Environmental Commission

Through:

Dave Schletty, Asst. Parks and Rec. Director

From:

Ben Boike, Asst. Comm. Dev. Director/City Planner

Date:

August 1, 2019

Case 19-08 - Site Plan Approval for Hampton Co. at 938 Robert St.
REQUEST:
Review Site Plan and provide recommendations to the Planning Commission and City Council.
BACKGROUND:
Hampton Companies has submitted multiple applications for the construction of a 32-unit senior
memory care residential living facility. The current site is vacant, except for a make-shift gravel road to
enter and exit the alleyway between Haskell St and Hurley St.
The submitted plans call for the removal of 11 existing quality trees that equate out to 132 caliper
inches. As is required by the City Code, the applicant is replacing 30 percent of those trees with 16
quality trees totaling to 40 caliper inches. In addition to the quality trees measuring 2.5 caliper inches
and above, the applicant is proposing a large amount of ornamental trees, shrubs, prairie grasses, and
perennials as outlined in the landscape plan.
Staff has hired a third-party engineering firm to review the grading and stormwater plans for the site
which includes an underground filtration basin (tank).
If the Environmental Committee has any further recommendations, please provide them for Planning
Commission and City Council.
ATTACHMENT:
Plans
TIMELINE:
August 20: Planning Commission public hearing
August 26: City Council public hearing
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Memorandum
To:

Ross Beckwith, PE
Melissa Sonnek
Ben Boike

From:

Kendra Fallon, EIT

Date:

September 11, 2019

Re:

Suite Living Development Stormwater Review
WSB Project No. 013770-000

The following documents were submitted on July 26, 2019 by Civil Site Group and were reviewed
for compliance with the City of West St. Paul (City), Lower Mississippi River Watershed
Management Organization (LMRWMO), and MPCA Engineering Guidelines:
•
•
•
•
•
•
•

SUITE LIVING OF W ST. PAUL – CITY SUBMITTAL – 07-26-19
00 – CSG 19076-SUITE LIVING W ST PAUL-STORMWATER REPORT 07-26-19
SUITE LIVING W ST. PAUL – CUP APPLICATION
SUITE LIVING W ST. PAUL – NARRATIVE
SUITE LIVING W ST. PAUL – PLATTING APPLICATION
SUITE LIVING W ST. PAUL – SITE PLAN APPLICATION
SUITE LIVING W ST. PAUL – VARIANCE APPLICATION

The project will disturb 1.42 acres and create 0.69 aces of impervious surface, triggering post
construction stormwater requirements. The following comments should be addressed as the
project moves forward:
General
1. A NPDES permit will need to be obtained prior to the start of construction.
2. Rational method storm sewer sizing calculations and a catch basin drainage area map
should be submitted to confirm storm sewer is being sized for the 10-year storm event.
3. An operations and maintenance plan and Stormwater Maintenance Agreement with the
City for the proposed stormwater management system will be required.
Plans
1. Soil boring #3 notes groundwater was encountered at 924.5 which is less than three feet
below the bottom of the proposed underground filtration system (called out at 925.7). Per
the NPDES permit, the underground filtration system will need to have an impermeable
liner.
2. Design drawings for all retaining walls four feet or greater should be designed by a
structural engineer and submitted to the City for review.
3. There are existing buildings southeast of the lot that are not being shown on the plans. All
existing structures within 200 feet of the property boundary per the City’s Local Surface
Water Management Plan. Existing contours should be shown extending beyond the
property boundary to the east as well.
4. All proposed contours should tie into existing contours. Currently, there are proposed
contours not shown to tie into existing contours that should be updated.
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September 11, 2019
Page 2

5. All storm sewer under roadway surfaces, including the parking lot, should be RCP. The
connection to existing storm sewer along Hurley Street should also be RCP.
6. Applicant should route drainage from the green space in the northeast corner of the site
north to CBMH 32 or south to CBMH 31. Currently the grading shows drainage in this
location would go directly east onto the adjacent property which may cause drainage
concerns for the adjacent building.
7. Applicant should specify if structures CBMH 31 and CBMH 32 will have open or closed
grate castings. If they will have open grate castings, applicant should show inlet
protection for both structures.
8. Applicant should regrade the swale southwest of the proposed building if possible, to
provide more than 0.11 feet of freeboard between the door opening (938.50) and the
EOF elevation for the depressed area (938.39).
9. Pretreatment should be included prior to discharge into a filtration system to prevent
clogging and reduce future maintenance. Applicant should include information on how
pretreatment will be provided.
Modeling
1. A MSE 3 rainfall distribution should be used for all storm events modeled.
2. Applicant should update the existing and proposed drainage area maps and models to
include offsite drainage from the east.
3. The outlet from the underground filtration basin should be modified as follows to
accurately model what is shown on the plans:
a. Exfiltration in the model should start at 927.2 at the top of the fine aggregate
section.
b. Update the 6” draintile orifice elevation to 925.7.
c. Update the invert and slope elevations of the 18” culvert to match what is shown
on the plans.
d. Once the listed updates have been made, the applicant should confirm rate
control requirements are still being met and that the HWL of the underground
filtration system is controlled below the rim elevations of any upstream structures.
4. Applicant should submit screenshots of the inputs for each BMP (BMP watershed input
and BMP parameters) for the MIDS model to confirm model is representative of the
proposed plan.
We request the applicant respond with how each of the above comments was addressed. Please
reach out with any questions concerning the comments provided in this memo.
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Metropolitan District
1500 County Road B-2 West
Roseville, MN 55113

August 12, 2019
Melissa Sonnek, Community Development Coordinator
City of West Saint Paul
1616 Humboldt Avenue
West Saint Paul, MN 55118
SUBJECT:

938 South Robert Street
MnDOT Review #P19-055
NE quad of S. Robert St. and Haskell St. E
City of West Saint Paul, Dakota County
Control Section 1908

Dear Melissa Sonnek:
MnDOT has reviewed the final plat and plans for the above-referenced development received 7/29/19
in compliance with Minnesota Statute 505.03, subdivision 2, Plats. Before further development, please
address the following:
Drainage
A MnDOT drainage permit will be required to ensure that current drainage rates to MnDOT right-ofway will not be increased. The drainage permit application is available and should be submitted online
at https://dotapp7.dot.state.mn.us/OLPA.
The information to be submitted with the drainage permit application includes:
1) A grading plan showing existing and proposed contours.
2) Drainage area maps for the proposed project showing existing and proposed drainage
areas. Off-site areas that drain to the project area should also be included in the drainage area
maps. The direction of flow for each drainage area must be indicated by arrows.
3) Drainage computations for pre- and post-construction conditions during the 2-, 10-, 50-, and 100year rain events.
4) Time of concentration calculations.
4) An electronic copy of computer modeling files used for the drainage computations.
For your convenience, a copy of MnDOT’s drainage permit checklist is attached. Once a drainage
permit application is submitted, a thorough review will be completed and additional information may be
requested.
Please contact Jason Swenson of MnDOT Metro District’s Water Resources Engineering Section at 651234-7539 or Jason.Swenson@state.mn.us with related questions.

An equal opportunity employer
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Permits
In addition to the drainage permit referenced above, any other work that affects MnDOT right-of-way
will require an appropriate permit. All permits are available and should be submitted at:
https://dotapp7.dot.state.mn.us/OLPA.
For questions regarding permit submittal requirements, please contact Buck Craig of MnDOT’s Metro
District Permits Section at 651-234-7911 or buck.craig@state.mn.us.
Review Submittal Options
MnDOT’s goal is to review proposed development plans and documents within 30 days of receipt.
Electronic file submittals are typically processed more rapidly. There are four submittal options:
1. Email documents and plans in PDF format to metrodevreviews.dot@state.mn.us. Attachments may
not exceed 20 megabytes per email. If multiple emails are necessary, number each message.
2. Upload PDF file(s) to MnDOT’s external shared internet workspace site at:
https://mft.dot.state.mn.us. Contact MnDOT Planning development review staff at
metrodevreviews.dot@state.mn.us for access instructions and send an email listing the file name(s)
after the document(s) has/have been uploaded.
3. Mail, courier, or hand deliver documents and plans in PDF format on a CD-ROM compact disc to:
MnDOT – Metro District Planning Section
Development Reviews Coordinator
1500 West County Road B-2
Roseville, MN 55113
4. Submit printed documents via U.S. Mail, courier, or hand delivery to the address above.
Include one set of full-size plans.
You are welcome to contact me at (651) 234-7795 with questions.
Sincerely,

David Elvin, AICP
Principal Planner
Copy via E-Mail:
Buck Craig, Permits
Jeff Rones, Design
Nick Olson, Water Resources
Jason Swenson, Water Resources
Ben Klismith, Right of Way
Almin Ramic, Traffic
Casey Crisp, Surveys
Molly Kline, Area Engineer
Mohamoud Mire, Area Engineer
Cameron Muhic, Multimodal
Russell Owen, Metropolitan Council
Todd Tollefson, Dakota County Surveyor

PLANNING
COMMISSION –

September 17th, 2019
Multiple Applications for the
Redevelopment of 938 Robert St

Robert St

Hurley St
Subject
Property

Haskell St

Proposal
Hampton Companies is proposing to construct a 32 unit senior living facility
Offering both assisted living and memory care services

Existing Land Use and Zoning
The
Dakota
Vacant
Land

• Surrounding properties to the north,

Hurley St

south, and west are all zoned B5 –

Robert St

Gateway North Mixed Use.
Subject
Property

Haskell St
Plaza TV
Children's
Clinic

Twin Pines
Condos

• With the exception of the properties to
the east, which are R1 – Single Family
Residential.

Rezoning Analysis
• Applicant is proposing to rezone to PRD

Hurley St

(Planned Residential Development),

Robert St

while still keeping the underlying B5
Subject
Property

zoning
• PRD allows for added flexibility, such as

Haskell St

increased density
• Proposed 23.5 units/acre*, code
outlines a maximum of 12 units/
acre

Conditional Use Permit
Analysis
Section 153.206 – Conditional Uses
• No structure or land shall be used for the following use,
except by conditional use permit:
• Retirement Homes, provided that:
• The site shall not contain less than 3,500 sq. ft.
of lot area per dwelling unit*
Employees
• Total of 25 full/part time employees
• 8 employees on site during the day and 2 at night

Plan Consistency
Is this project consistent with West St. Paul’s long term goals?
• Several long term planning documents call for the following:
• Accommodate the increasing age of our residents,
• Reduce demand for additional senior/life cycle housing,
• Increase density and mix of uses along Robert St, and
• Increase in transit oriented development.
• Staff believes all of the above are incorporated into the
proposed project

Site Plan Analysis
Density
Retirement Homes in the B5 District
• Maximum density of one unit per 3,500 sq. ft. of lot area*
• Proposed site is 1.36 acres (or 59,242 sq. ft.),
• Allowing for a maximum of 17 units
• Applicant is proposing 23.5 units per acre
• 2040 Comp Plan recommends an average of 20
units per acre to accommodate for future growth

Recent Re-Development
Projects

Units
per Acre

1631/1645 Marthaler Ln (DARTS)

59

252 Marie Ave (Rooftop 252)

28

1746 Oakdale Ave (The Sanctuary)

32

Site Plan Analysis
Setbacks

Code
Setbacks

Proposed
Setbacks

Front

10 – 40 ft.

26.4 ft.

Rear

20 ft. Min

3.69 ft. *

Side – Adjacent to a Street
(Left Property Line)

10 – 30 ft.

16.9 ft.

Side – Adjacent to Residential
(Right Property Line)

10 ft. Min

11.8 ft.

Parking Setbacks

Code
Setbacks

Proposed
Setbacks

Front

Not Permitted

N/A

Rear

10 ft. Min

20 ft.

Side – Adjacent to a Street
(Left Property Line)

10 ft. Min

N/A

Side – Adjacent to Residential
(Right Property Line)

10 ft. Min

10 ft.

Building Setbacks

Site Plan Analysis
Parking

Site Plan Analysis
Access and Connectivity
• The proposed ingress and egress to the site is along
the south side of the property off of Haskell St.
• Since the proposed parking lot abuts an
alleyway, Staff is requiring as a condition of
approval that the applicant provide an access
agreement allowing public use of the parking lot
to connect to the alley
• The site is surrounded by sidewalks on all sides, with
the exception of the east side.

Site Plan Analysis
Lighting and Landscaping
Lighting
• The submitted lighting plans do not detail lighting
levels
• Therefore, City Staff is requiring as a condition of
approval that all lighting levels must not exceed
zero foot candles at all abutting property lines
Landscaping - Removals and Replacements
• Removal of 132 caliper inches of quality trees
• 30% Replacement = 40 caliper inches (16 trees)
• Applicant is proposing 26 trees at 2.5 caliper
inches each (totaling 65-caliper inches)

Site Plan Analysis
Landscaping Continued
Landscaping
• New residential development requires 1 tree per 40
lineal feet of property line
• Site perimeter measures 990 ft.
• Equates out to 25 trees
• Applicant is proposing:
• 26 deciduous trees,
• 24 ornamental trees,
• 103 shrubs, and
• 145 perennials and grasses

Environmental Committee
Review
The Environmental Committee met and reviewed the plan during
their most recent meeting on September 4th, 2019
•

Committee was satisfied with the number and placement of trees

•

Encouraged by the on-site stormwater treatment

Recommended approval with the recommendation:
•

The developer use pollinator friendly native plants that are not
treated with neonicotinoids

Staff is requiring as a condition of approval:
•

The applicant adhere to the recommendations of the
environmental committee

Site Plan Analysis
Screening
Developments that are adjacent to single family
homes require additional screening
•

Screening can be accomplished by one or a
combination of any of the following:
• Decorative fence,
• Masonry wall, or
• Landscaping

• Applicant is proposing significant screening
along the eastern property line; however, in
order to maintain the maximum amount of
privacy,
•

Staff is requiring as a condition of approval that
the applicant also install a six foot maintenance
free privacy fence along the eastern property
line

Site Plan Analysis
Construction Materials
The site plan requirements for residential
development does not detail specific building
materials as it does in the commercial districts
•

The code does detail that exterior building materials
must be comprised of siding, stucco, brick, glass, or
comparable materials.

• Applicant is proposing the following materials:
•
•
•

Cultured stone,
Engineered wood siding, and
Glass

Suite Living Construction in Roseville, MN

Site Plan Analysis
Trash Enclosure
The site plan shows the trash enclosure located
at the rear of the property, just west of the
driveway entrance.
•

Since the proposed location abuts a public road, the
enclosure must be screened on all sides and the
materials and colors must complement the primary
structure.
• No elevations of the trash enclosure were
included in the application, therefore, as a
condition of approval, Staff is requiring that
the trash enclosure comply with section
153.032 (F)6 of the zoning code.

Site Plan Analysis
Signage
The submitted plans do not include details on
signage,
site plan shows the trash enclosure located at
the rear of the property, just west of the driveway
entrance.
•

Therefore, as a condition of approval, Staff is
requiring that all signage meet the requirements of
section 153 of the zoning code.

Engineering/Stormwater Review
The submitted plans were reviewed by an engineering
consultant,
•

All development disturbing more than one acre of land must
submit a stormwater management plan.

The engineering consultant recommended a number of
conditions pertaining to:
•
•
•

Obtaining proper permits,
Drainage calculations, and
Water filtration specifics

Staff is requiring as conditions of approval that:
•
•

The applicant adhere to all items outlined in the engineering
memo dated September 11th, 2019, and
That the applicant enter into a stormwater management
agreement with the city for the proposed stormwater filtration
basin, prior to obtaining a building permit.

Preliminary/Final Plat Review
The site is not currently platted,
• As such, the applicant has applied for a preliminary
and final plat review
Staff sees no issue with the proposed plat.
• However, as a condition of approval, Staff is requiring
that the plat be recorded with Dakota County within
one year of approval and prior to submittal of a
building permit.

MNDot Review
The Minnesota Dept. of Transportation reviewed the
preliminary and final plat applications
• Upon completion of their review, MNDot requested that
drainage, right-of-way, and all other necessary permits be
obtained prior to starting any construction on site.
Staff is requiring as a condition of approval,
• That the applicant adhere to the items outlined in the
letter dated August 12th, 2019.

Staff Recommendation
Rezoning
Staff recommends APPROVAL of the REZONING of 938 Robert St from
B5 – Gateway North Mixed Use to PRD, Planned Residential
Development with B5 –Gateway North Mixed Use underlying zoning
subject to the following condition:
• Council approval of the corresponding Site Plan, Conditional Use
Permit, and Plat applications.

Staff Recommendation - Site Plan
Staff recommends APPROVAL of the SITE PLAN to allow for the construction of a 32 unit retirement
home facility at 938 Robert St. subject to the submitted plans and the following conditions:
1. Council approval of the corresponding rezoning, conditional use permit, and plat applications,
2. Applicant shall apply for and obtain all applicable building and sign permits,
3. Applicant shall ensure that all parking stalls comply with the minimum stall width of nine feet as outlined in the Zoning
Code,
4. Applicant shall provide an access agreement for the neighboring properties to the east to allow for entrance and exit to
and from the alleyway,
5. Applicant shall ensure that all lighting levels will not exceed zero foot candles at all abutting property lines, and no
direct glare shall extend into the public street, public open space, or neighboring properties,
6. Applicant shall install a six-foot maintenance-free privacy fence along the eastern property line; said fencing must
comply with the fencing section of the code 153.381,
7. Applicant shall ensure that the trash enclosure complies with section 153.032 (F)6 of the zoning code,
8. All signage must comply with section 153 of the zoning ordinance,
9. Applicant shall adhere to the recommendations of the Environmental Committee per the attached memo dated
September 10, 2019,
10. The applicant shall adhere to all items outlined in the WSB Engineering Memo dated September 11, 2019, and
11. The applicant shall adhere to the City’s Stormwater Management agreement.

Staff Recommendation
Conditional Use Permit
Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow
a Retirement Home in the B5 – Gateway North Mixed Use District
subject to the following condition:
• Council approval of the corresponding Rezoning, Site Plan, and Plat
applications.

Staff Recommendation
Preliminary and Final Plat
Staff recommends APPROVAL of the PRELIMINARY/FINAL PLAT for 938
Robert St. subject to the submitted plat drawings and the following
conditions:
• Council approval of the corresponding Rezoning, Conditional Use
Permit, and Site Plan applications,
• The applicant shall revise the final plat per the recommendations
outlined in the attached memos from the engineering consultant and
the Minnesota Department of Transportation, and
• The Final Plat shall be recorded within one year of approval and prior
to application of a building permit.

Planning Commission Report
To:

Planning Commission

From:

Ben Boike, Asst. Comm. Dev. Director/City Planner

Date:

September 17, 2019

Zoning Code Amendment – Multi-Family in the B6, Mixed Use District
REQUEST:
Zoning Code amendment to section 153.221 to allow R4 Residential Dwellings in the B6, Town Center
Mixed-use District as a Conditional Use.
BACKGROUND:
The West St. Paul Economic Development Authority (EDA) recently agreed to sell a portion of
Thompson Oaks Golf Course to a developer with plans to construct a new market-rate apartment
complex (also on tonight’s agenda). The property is currently zoned R1, Single Family Residential,
which does not allow for multi-family development. As a result, the developer will be applying to
rezone the property from R1, Single Family to B6, Town Center Mixed-use (matching the adjacent
zoning to the west and conforming to the recently approved Comprehensive Plan). However, the B6
District does not currently allow Multi-family residential as a standalone use. Currently, the B6 District
only allows multi-family if the development includes a commercial component (mixed-use).
Therefore, in conjunction with the proposed development project as well as other interest in developing
multi-family in the B6 District, Staff is recommending approval of the attached draft ordinance
amendment to allow R4 Residential Dwellings as a Conditional Use in the B6, Town Center Mixed-use
District.
STAFF RECOMMENDATION:
Staff recommends the Planning Commission hold a public hearing and recommend approval of the
zoning code amendment to allow R4, Residential Dwellings in the B6, Town Center Mixed Use District
as a Conditional Use.
ATTACHMENTS:
Proposed ordinance amendment to section 153.221
TIMELINE:
September 17: Planning Commission Public Hearing and Recommendation
September 23: City Council First Reading (public hearing)
October 14: City Council Final Reading (contingent on approval of the site plan for the project)

CITY OF WEST ST. PAUL
DAKOTA COUNTY, MINNESOTA
RESOLUTION NO. 19-

AN ORDINANCE AMENDING
WEST ST. PAUL ZONING ORDINANCE
SECTION 153.221 REGARDING ALLOWING
MULTIFAMILY HOUSING IN THE B6 DISTRICT
The City Council of West St. Paul does ordain:
SECTION 1. AMENDMENT. West St. Paul Zoning Ordinance Section 153.221 is hereby
amended as follows:
153.221 CONDITIONAL USES.
Within the B-6 Town Center Mixed Use District, no structure or land shall be used for the
following uses except by conditional use permit:
(A) Any conditional use regulated in the B-5 district, §153.206, with the exception of funeral
homes and mortuaries, R-3 and R-4 residential dwellings, and discount stores;
(B) Hotels;
(C) Sports arena or facility; and
(D) Health clubs over 4,000 square feet
SECTION 2. EFFECTIVE DATE. This ordinance shall be in full force and effect from and
after its passage and publication according to law.

Passed by the City Council of the City of West St. Paul, Minnesota, this 14th day of October, 2019.
Attest:

David J. Napier, Mayor

Shirley R Buecksler, City Clerk

Planning Commission Report
To:

Planning Commission

From:

Ben Boike, Assistant Com. Dev. Dir.

Date:

September 17, 2019

Rezoning, CUP, Site Plan, & Plat for 240 Thompson Ave E.
REQUEST:
On behalf of Oppidan Investment Co., Paul Tucci is requesting the approval of multiple applications for
the development of a new 4-story, 153-unit market rate apartment building at 240 Thompson Ave E.:
1) Rezoning from R1, Single-family Residential to PRD, Planned Residential Development with
B6, Town Center Mixed-use underlying zoning,
2) Conditional Use Permit to allow an R4 Residential Dwelling (multi-family)
3) Site Plan review for the redevelopment of the property, and
4) Preliminary/Final Plat Review
Attachments:
Memos from the engineering consultant, Environmental Comm., and Dakota County Plat Commission
Applications/Narrative/Notice
Supplemental Information: Future Land Use Plan, Planning Document Info, Density Comparables
Letter from Neighboring Property Owner
Copies of submitted plans
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EXISITING LAND USE/ZONING:
Subject Property
Property to North
Properties to East
Property to South
Property to West

Land Use
Vacant/Open Space
Single-family homes
Vacant/Single-family
Pond
Single-family/
Commercial

Zoning
R1, Single-family
R1, Single-family
R1, Single-family
R1, Single-family
R1, Single-family/ B6, Town
Center Mixed-use

1) REZONING ANALYSIS
The subject property is currently zoned R1, Single-family residential. The applicant is requesting to
rezone the property from R1, Single-family to B6, Town Center Mixed-use District to allow the
proposed use of multi-family residential.
The recently adopted 2040 Comprehensive Plan Update designates the subject property as “Mixed-use”
which allows for both commercial and multi-family residential development (see attached Land Use
Plan). In addition, the Comprehensive Plan specifically calls out the golf course property as a “Likely
Redevelopment Area” by 2030 and suggests denser residential development (20-40 units per acre) for
the property to meet 2040 housing unit growth projections. Therefore, the request to rezone the property
from R1, Single-family to B6, Town Center Mixed-use complies with the Comprehensive Plan.
The Planning Commission/City Council are also currently reviewing a proposed ordinance amendment
to allow R-4 Residential Dwellings (multi-family) in the B6 District as a Conditional Use. The B6
District currently only allows mixed-use development (requires a commercial component for multifamily development). Since the proposed development does not include a commercial component, the
rezoning request is contingent on council adoption of the proposed amendment.
In addition, in order to provide the necessary flexibility to maximize the most efficient use of the land,
the applicant is requesting to zone the property as a PRD, Planned Residential Development. The
Zoning Ordinance limits the density of this property to 68 units (~12 units per acre). However, the
City’s Comprehensive Plan allows for a higher density of up to 220 units (40 units per acre). The
proposed development has a density of 28 units/acre, which meets the comprehensive plan density
allowance (20-40 units per acre). When the Comprehensive Plan and the Zoning Ordinance are in
conflict, state law requires that they be reconciled to be consistent. The intent of the City, as punctuated
by the approved 2040 Comp. Plan, is to move toward higher density, therefore, the Zoning Ordinance
will be brought into compliance in the near future and the 2040 Comprehensive Plan should dictate the
direction of the Planning Commission and Council. Regardless, the PRD designation provides the
flexibility to vary from the code to allow the proposed density.
Specifically a Planned Residential Development will allow flexibility for the following items:





Units allowed (density),
Front yard building setback,
Front yard parking setback, and
Required parking.

These items will be discussed in the Site Plan analysis. The submitted plans meet all other the
requirements of the Zoning Ordinance unless otherwise noted.
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2) CONDITIONAL USE PERMIT ANALYSIS
The applicant has applied for a Conditional Use Permit to allow an R4 Residential Dwelling, specifically
for a 153-unit 4-story market rate apartment building. As mentioned, the Planning Commission and
City Council are currently reviewing an ordinance amendment to allow R4 Residential Dwellings in the
B6 District. As a result, Staff is recommending a condition of approval that the Conditional Use Permit
is contingent on approval of the proposed ordinance amendment.
Planning Document Review
In reviewing whether the proposed multi-family development is guided properly for the subject
property, Staff reviewed the following planning documents: the recently approved 2040 Comp Plan and
the recently updated Renaissance Plan. The following recommendations are from the two plans, all of
which support this type of project (for additional information, please see the attached titled
“Supplemental Information”):
 Guiding the Thompson Oaks golf property for mixed-use which includes multi-family
development,
 Demand for additional new multi-family housing,
 Increased density and mix of uses in the town center area, and
 Increase in transit-oriented development.
Multi-family Demand
Prior to entering into a development agreement with the City to purchase the property, the applicant
completed a market study to determine if the market can support new general occupancy rental housing.
The analysis suggests support for growth in both market rate general occupancy rental units, as well as
for-sale multi-family units. The most recent comparable for market rate general occupancy in West St.
Paul is Rooftop 252 (252 Marie Ave E). According to the developer of that project, all of the studio and
one-bedroom units rented quickly (no vacancy), and about half of the two-bedroom units are currently
rented. The new 52-unit building just recently obtained their certificate of occupancy in July.
In addition, as mentioned above, the recently adopted 2040 Comprehensive Plan calls for additional
multi-family housing in West St. Paul. The land use plan guides this additional development primarily
within the “town center” area (the subject property is within the town center area) and within areas of
the Robert Street corridor. The intent is to allow for additional residential density in these areas to take
advantage of area amenities and transit within the Robert St. corridor. The increase in density along
Robert St. is anticipated to help strengthen the commercial base.
Proximity to Amenities
The subject property provides close proximity to a number of amenities.
The city/county are currently working on re-routing the River to River regional trail through the
Thompson Oaks golf course property via a new tunnel under Robert St. The trail system will connect to
five parks within 1-2 miles as well as the Big River trail system along the Minnesota River in Mendota
Heights and the Mississippi trail system in South St. Paul. The city/county are also working on a water
reclamation project for the Thompson Oaks Pond, which will include amenities such as a boardwalk and
a loop trail.
In addition, the subject property is in close proximity to the library (potentially connected via a loop trail
around the pond), the proposed Hy-Vee Grocery Store, restaurants and retail along Robert St., as well as
transit opportunities on Robert, Thompson, and Oakdale.
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Review
In conclusion, Staff feels that the proposed use complies with both the 2040 Comprehensive Plan and
the Renaissance Plan update. The subject property is guided for the proposed use. Therefore, the
project complies with the city’s vision for the property. However, based on the subject property’s close
proximity to some single-family homes to the north, Staff is recommending a number of revisions to the
site plan to mitigate potential concerns.
3) SITE PLAN ANALYSIS
Proposal
The applicant is proposing to construct a 4-story, 153-unit multi-family apartment building on the newly
created 5.45-acre subject property (per the plat request discussed next). Per the attached narrative
submitted by the applicant, the proposed apartment building will include the following: community
room areas, outdoor patio areas (including rooftop area on the south side of the building), media rooms,
storage, management office and mailrooms. The building will contain a mix of studio, one bedroom,
two-bedroom, and three-bedroom units, and include underground parking.
Height
The B6 District allows structures up to 4-stories in height.
Density
The Zoning Ordinance limits the maximum density for apartment buildings to one unit per 3,500 sq. ft.
As mentioned, the subject property is 5.45 acres (after platting) which equates to 237,402 sq. ft.
Therefore, per zoning code, the maximum number of units allowed based on the size of the property is
68 units. However, as previously discussed, the recently approved Comprehensive Plan Update allows
for a higher density up to 40 units per acre. The Planned Development process allows flexibility with
the density requirement without the need for a variance.
For comparison, the recently approved DARTS building at 1635 Marthaler has much higher density of
59 units per acre. At the time of that development (2018), the City’s financial consultant (Ehlers)
provided a list of comparable multi-family projects in the metro area. All fifteen of the listed projects
have densities higher than the proposed 28 units/acre, with densities as high as 137 units/acre. In
addition, Staff believes that the applicant is providing adequate off-street parking (discussed later) and
open/green space. As a result, Staff is comfortable with the proposed density.
Setbacks
Building - the proposed building meets all required setbacks with the exception of the front yard
setback. The B6 District requires all buildings be placed within 10-40 feet of the front property line.
The location within the golf course property was specifically chosen because the soils are most stable
toward the west side of the property. As you go to the east on the property, the soils are unbuildable and
would require extensive soil correction. Therefore, the building must be placed in the general vicinity of
the proposed location. In addition, concerns were raised with initial concept plans about locating the
building closer to Thompson and the resulting impact to the single-family homes directly to the north.
Based on the concerns raised, the applicant revised the building layout as submitted. In doing so, not
only does the proposed layout lessen the impact to the neighboring homes, but it also takes advantage of
its close proximity to the pond to the south and the proposed River to River Regional Trail.
Parking - the proposed parking lot meets all required setbacks with the exception of the front yard
setback. As mentioned, the B6 District requires all buildings to be located between 10-40 feet from the
street. The district does not allow parking in front of the building and requires all off-street parking in
the side or rear yard. As a result, the proposed parking stalls located between the northernmost portion
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of the building and Thompson Ave do not adhere to the setback requirement. In order to bring the
parking lot in better conformance and to help mitigate impact to the neighboring homes to the north,
Staff is recommending a condition of approval to relocate the row of parking highlighted below to the
east side of the parking lot (turn the eastern north-south row of parking into a double row of parking).

The Planned Development process allows flexibility for setbacks without the need for a variance.
Access
The applicant is proposing to provide access off Thompson Ave in the general location of the existing
driveway for the golf course maintenance facilities (see below). Since Thompson Ave is a county road,
Dakota County controls access to the subject property. After initial review, the County would prefer to
locate the access farther to the east to align with Carrie St. However, due to the density of the proposed
development and the potential need for turn lanes, the County is requesting a traffic study prior to
making a final determination regarding access. Should the County require relocation of access, Staff is
recommending a condition of approval that upon application of the building permit the site plan shall be
revised accordingly.

Parking
The zoning ordinance requires two parking stalls per unit (one surface stall and one enclosed stall per
unit), resulting in a total of 306 required parking stalls. The applicant is proposing a total 239 parking
stalls (1.56 stalls per unit), 134 surface stalls and 105 underground stalls. Per the submitted narrative,
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the applicant stated that their target for parking is 1.5 stalls per unit. Therefore, they feel that the
proposed parking is adequate. Furthermore, approximately 75 percent of the units (116) will be studios
or one bedrooms. As such, Staff believes that the proposed parking will be sufficient.
The Planned Development process allows flexibility with the parking requirement without the need for a
variance.
Drive Aisles
The proposed parking lot meets the minimum drive-aisle width requirement of 22 feet (24 feet proposed
for all drive aisles).
Parking Stall Dimensions
All parking stalls meet minimum dimension requirements of 9’x 20’.
Curbing
All parking areas include B612 curbing as required by code.
Curbed Islands
The proposed parking lot includes curbed islands with trees as required by code.
Stormwater Pond
The applicant is proposing to treat stormwater resulting from the building and parking lot through a
pond on the east side of the property (see below). The city’s engineering consultant reviewed the
proposed grading/stormwater plan and provided recommended revisions (discussed later).

Screening
The zoning ordinance requires screening for all property lines adjacent to single-family or two-family
properties. The subject property directly abuts single-family homes to the north and west. The subject
property has limited tree coverage with the exception of existing mature tree lines along the property
lines highlighted below. The submitted plans call for the removal of the portion of the tree line on the
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subject property (some of the tree line is across the property line). In order to provide further clarity on
the size/type of trees and their location within the subject property, Staff requested a tree inventory. The
applicant is currently working on providing the inventory prior to the Planning Commission meeting.
Staff is recommending a condition of approval requiring that the applicant maintain as much of the
existing tree line along the property lines as possible. Should grading require the removal of any portion
of the tree line, additional screening as outlined in Section 153.032(F)(6)(d) shall be required along the
west property line of the north wing of the building and the north property line north of the west wing of
the building.

The proposed landscape plan provides natural screening with spruce and honey locust trees between the
north side of the parking lot and the property line to the north (see below). However, to mitigate impact
of the proposed parking lot to the adjacent single-family homes to the north, Staff is recommending a
condition of approval requiring a berm between the north side of the parking lot and the property line to
the north.

Finally, should the driveway be allowed in the proposed location, Staff is also recommending a
condition of approval requiring a 6-foot maintenance free privacy fence along the western property line
adjacent to the driveway as shown below. If the access is re-located to the east, the fence shall not be
required.
7|Page

Landscaping
The Zoning Ordinance includes language requiring tree replacement. The requirement states that 30
percent of the total caliper inches of quality trees removed shall be replaced with new quality trees. As
mentioned, the applicant is currently working on a tree inventory, which will provide information
pertaining to the number of trees removed. Staff is recommending a condition of approval requiring that
the applicant adhere to the tree replacement requirement.
In addition, new multi-family residential development requires one new tree per 40 lineal ft. of property,
which, for the subject property, equates to 62 trees. The applicant is proposing a total of 62 quality trees
(39 over-story trees and 23 conifers) as well as 8 ornamental trees, totaling 70 trees for the property (See
plan L-1.0). In addition, the applicant is proposing a total of 280 shrubs and 476 perennials for the
parking lot and surrounding the building.
Environmental Committee Review
At the September 4, 2019 Environmental Committee meeting, members reviewed the submitted
landscape plan. The Committee had a thorough discussion of the plan, including looking at aerial
images of the existing conditions. Overall, the Committee was not comfortable recommending approval
of the landscape plan since, at the time of their review, the tree removal inventory was not available.
However, based on the information at hand, the committee recommend consideration of the following:
•
•
•
•

•

Additional screening of headlights that would be shining on to the current residential properties;
The Committee would like to see an inventory of the trees along the fence line as well as all
existing trees on the property. They would like to know exactly which trees will be removed and
where replacements will be planted;
The Environmental Committee encourages the builder/investor to look into Dark Sky Compliant
lighting as well as Green Roof Construction;
The Northwest corner swale/dog park area is a concern because it has been known to hold water
and is constantly wet. They would like to ensure that some type of rain garden is utilized or
plantings that would properly suit the area. A soil amendment was also suggested, as well as a
soil analysis to ensure that the plantings would be able to thrive in their environment;
They strongly encourage the developer to use “pollinator friendly” native plants that were not
treated with “neonicotinoids”;
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•

They would also like to encourage that glyphosate alternatives would be used and this practice
would be sustained throughout the presence of the property.

Staff is recommending a condition of approval that the applicant consider to the recommendations from
the Environmental Committee.
Irrigation
The landscape plan states that irrigation will be provided as required by code. Staff is recommending a
condition of approval requiring an irrigation plan upon application of a building permit.
Trails/Sidewalks
The city/county are currently working on plans to connect the River to River County regional trail
through the Thompson Oaks golf course property, including the subject property. The preliminary plans
call for the trail to be located between the south side of the proposed building and the pond to the south.
As a result, Staff is recommending a condition of approval requiring that the proposed plat include 45foot wide trail easement along the south side of Lot 1, with the exception of the area shown as “future
possible amenity area” on the submitted site plan (see below).

Due to concerns with grading and the potential need to locate the trail directly adjacent to the building,
Staff is also recommending a condition of approval requiring the applicant to work with the County to
revise the plans by grading the trail area to allow the trail to be setback from the building.
The applicant is also proposing sidewalk connections from the proposed parking lot to the building as
well as sidewalk connections from the building to the proposed River to River trail located south of the
building. Staff is recommending a condition of approval requiring a sidewalk connection from
Thompson Ave to the front of the building.
Lighting
The zoning ordinance requires that all exterior lighting be contained within the property. The submitted
lighting plan shows low levels of lighting crossing the property line on the north side. Staff is
recommending a condition of approval that upon application of a building permit, the applicant revise
the lighting plan so that all lighting be at zero foot-candles at the property lines.
Trash Enclosure
Trash for the proposed apartment building will be contained within the building. Therefore, no trash
enclosures are proposed.
Pet Park
The proposed site plan includes a small pet park area located at the northwest corner of the property (see
below). Due to its close proximity to the neighboring single-family homes to the north, Staff is
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recommending a condition of approval to relocate the pet park area to the east side of the property,
either to the east of the main parking lot or east of the building.
Signage
The proposed plans do not include signage at this time. Staff is recommending a condition of approval
requiring that all signage meet the requirements of Section 153 of the Zoning Ordinance.
Construction Design Requirements
Section 153.031 of the zoning code, which outlines residential site plan requirements, does not require
specific building materials or specific design standards for new buildings as is required for Commercial
buildings. However, the code does require that exterior building materials be comprised of siding,
stucco, brick, glass or other comparable material.
The applicant is proposing a combination of brick, rockface concrete masonry units (CMU), cement
board siding, metal panels, aluminum decks, and glass (see plan A1). The proposed materials are
acceptable materials. Staff feels that the proposed elevations provide a good variety of quality building
materials and color schemes. In addition, the elevations include vertical and horizontal offsets to
provide visual relief.

Engineer’s Recommendation
The City’s engineering consultant (WSB) reviewed the submitted stormwater plans and provided a
memo outlining needed revisions, etc. (see attached). Staff is recommending a condition of approval
that the applicant adhere to the requirements outlined in the memo.
In addition, Staff is recommending a condition of approval that prior to obtaining a building permit the
applicant shall enter into a stormwater maintenance agreement for the proposed stormwater pond.
Letter from Neighboring Property Owner
Staff received the attached letter from one of the neighboring property owners to the north dated
September 4th. The letter outlines the neighbors overall opposition to the proposed project, however
includes a variety of suggestions/questions pertaining the site plan should the project be approved. Staff
has incorporated many of the suggestions through recommended conditions of approval, most of which
the applicant has agreed to, including the following:
 Shifting the proposed access to the east. Staff is recommending that the applicant adhere to the
county for the location of the access pending the requested traffic study.
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Relocation of the northern row of parking due to concerns with headlights shining into the back
yards of the homes to the north. Staff is recommending that the row of parking be relocated to
the east side of the main parking lot.
Providing a berm between the parking lot and the properties to the north.
Relocation of the “pet park” to the east side of the property.
Maintaining the existing tree line along the west property line.
Shifting of the building south and limiting the views from apartments to the properties to the
north (previous change prior to plan submittal).

Staff believes that the proposed revisions should help to assist in mitigating the impact of the proposed
development on the neighboring properties to the north.
4) PLAT ANALYSIS
Proposal
Since the property was not previously platted and currently consists of multiple parcels, the City is
requiring that the applicant plat the property (see attached preliminary/final plat). The existing property
consists of three unplatted parcels. The proposed plat would result in one platted parcel, Lot 1
consisting of 5.45 acres for the proposed development (western third of the property) and one outlot,
Outlot A, consisting of 11.92 acres (eastern two-thirds of the property).
Staff is recommending the following conditions of approval for the proposed plat:
1)
2)

The plat shall be recorded at the County prior within one year and prior to the submittal of a
building permit.
The plat shall be revised to include the following:
a) For Lot 1, include a ten-foot drainage/utility easement adjacent to Thompson Ave and
include a five-foot drainage/utility easement adjacent to all interior property lines.
b) For Lot 1, include a 45-foot trail easement adjacent to the southernmost property line.

Dakota County Plat Commission
Since the subject property abuts two county roads (Thompson Ave and Oakdale Ave), the plat was
reviewed by the Dakota County Plat Commission. The Commission met on September 4, 2019 to
discuss the proposed plat and recommended the following (see the attached memo):
 The plat be amended to include 50 feet of half right-of-way for Thompson Ave,
 The plat be amended to include 60 feet of half right-of-way for Oakdale Ave, and
 The County is recommending a traffic study to review access location, potential need for turn
lanes, etc.
Staff is recommending a condition of approval that the applicant adhere to the recommendations of the
Dakota County Plat Commission, including but not limited to final determination on access and turn
lane needs. Should the county require relocation of access, upon application of the building permit, the
site plan shall be revised accordingly.
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STAFF RECOMMENDATION:
Staff recommends APPROVAL of the REZONING of 240 Thompson Ave E. from R1, Singlefamily Residential to PRD, Planned Residential Development with B6, Town Center Mixed-use
underlying zoning subject to the following condition:
1.

Council approval of the corresponding Conditional Use Permit, Site Plan, and Plat
applications.

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow an R4 Residential
Dwelling in the B6, Town Center Mixed-use District subject to the following conditions:
1.

Council approval of the corresponding Rezoning, Site Plan and Plat applications.

2.

Council approval of the proposed ordinance amendment to allow R4 Residential Dwellings as
a Conditional Use Permit in the B6 District.

Staff recommends APPROVAL of the SITE PLAN for the development of a 153-unit multi-family
apartment building at 240 Thompson Ave E. subject to the submitted plans and the following
conditions:
1.

Council approval of the corresponding Rezoning, Conditional Use Permit and Plat
applications.

2.

The applicant shall apply for all applicable building and sign permits. All proposed signage
must meet the requirements of Section 153 of the Zoning Ordinance.

3.

Upon application of a building permit the applicant shall provide the following:
a. Revise the site plan by relocating the northernmost east-west row of parking to the east
side of the main parking area.
b. Should the county require relocation of access, revise the site plan accordingly.
c. Revise the grading plan by including a berm between the north side of the parking lot and
the property line to the north. The proposed landscaping in this area must be maintained
as detailed in the landscape plan.
d. Revise the site plan to include a 6-foot maintenance free privacy fence adjacent to the
western property line along the access driveway. Should the proposed access/driveway
be re-located to the east, the fencing shall not be required.
e. Revise the landscape plan to adhere to the tree replacement requirement per Section
153.032(E)(7) if required per the tree survey.
f. Include an irrigation plan.
g. Work with Dakota County in revising the grading plan to accommodate the River to
River regional trail on the south side of the property.
h. Revise the site plan to include a sidewalk connection from Thompson Ave to the front
entry of the apartment building.
i. Revise the submitted lighting plan to adhere to the zero-foot candle lighting requirement
at all property lines.
j. Revise the site plan by re-locating the proposed pet park at the northwest corner of the
property to the east side of the main parking lot or the east side of the building.
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4.

The applicant shall maintain as much of the existing tree line along the western property line
adjacent to the north wing of the building and along the northern property adjacent to the west
wing of the building. Should grading require the removal of the aforementioned tree lines, the
applicant shall revise the site plan/landscape plan by providing additional screening according
to Section 153.032(F)(6)(d).

5.

The applicant shall adhere to the recommendations outlined in the attached memos provided by
WSB regarding stormwater and the Dakota County Plat Commission.

6.

The applicant shall consider the recommendations provided by the Environmental Committee.

7.

Should Dakota County require relocation of the access drive into Outlot A, the applicant shall
be required to obtain proper access agreements through Outlot A benefiting Lot 1.

Staff recommends APPROVAL of the PRELIMINARY/FINAL PLAT for 240 Thompson Ave E.
subject to the submitted plat drawings and the following conditions:
1.

Council approval of the corresponding Rezoning, Conditional Use Permit, and Site Plan
applications.

2.

The final plat shall be recorded within one year and prior to application of a building permit.

3.

The final plat shall be revised as follows:
a) For Lot 1, include a ten-foot drainage/utility easement adjacent to Thompson Ave and
include a five-foot drainage/utility easement adjacent to all interior property lines, and
b) For Lot 1, include a 45-foot trail easement adjacent to the southernmost property line
with the exception of the area depicted as “future possible amenity area” on the submitted
site plan.
c) Amend the signature page of the final plat to include the West St. Paul Economic
Development Authority as the owner.

4.

The final plat shall adhere to the recommendations as outlined in the memo from the Dakota
County Plat Commission dated September 9, 2019 including but not limited to the following:
a) Revise the plat to include 50 feet of half right-of-way for Thompson Ave,
b) Revise the plat to include 60 feet of half right-of-way for Oakdale Ave, and
d) Adhere to the final determination from Dakota County pertaining to access location and
turn lane needs for Thompson Ave.
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Memorandum
To:

Ross Beckwith, PE
Ben Boike

From:

Kendra Fallon, EIT

Date:

September 5, 2019

Re:

West St. Paul Apartments Stormwater Review
WSB Project No. 013770-000

The following documents were submitted late August 2019 by Alliant Engineering and were
reviewed for compliance with the City of West St. Paul (City), Lower Mississippi River Watershed
Management Organization (LMRWMO), and MPCA Engineering Guidelines:
•
•

West St. Paul Apartments 8-22-19
West St Paul Apartments – Stormwater Management Plan 8-27-19

The project will disturb over an acre and creates over an acre of new impervious surface,
triggering post construction stormwater requirements. The following comments should be
addressed as the project moves forward:
General
1. A NPDES permit will need to be obtained prior to the start of construction.
2. An operations and maintenance plan and Stormwater Maintenance Agreement with the
City for the proposed stormwater management system will be required.
3. There are retaining walls proposed four feet or greater. Applicant shall submit design
drawings to be reviewed by the City.
Plans
1. There are inconsistencies between what is shown on the plans and what is being
included in the rational calculations. Applicant should update the rational calculations to
be representative of what is shown on the plans.
2. The bottom elevation and 100-year HWL should be called out on the grading plan for the
proposed infiltration basin.
3. A spillway emergency overflow (EOF) will be required for the proposed infiltration basin.
Applicant should include the location and elevation of the EOF.
4. Applicant should confirm existing and proposed impervious area for the site.
5. All storm sewer under roadway surfaces, including the parking lot, should be minimum
12” in diameter and RCP.
6. There are existing homes on the lots adjacent to the site. Applicant should include the
grade elevation of the adjacent homes.
7. Inlet protection should be added to CB 13 and CBMH 14 along the driveway.
8. The plans note that a rock construction entrance is not required due to existing
pavement. The NPDES permit requires a vehicle tracking BMP to minimize the track out
of sediment from the construction site onto paved roads. Applicant will need to provide
evidence this requirement is being met if a rock construction entrance is not being used.
9. It is recommended that the sumps be reduced to 3-sumps to be in line with the City’s
Engineering Standards and to reduce structure height.
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Modeling
1. Applicant should provide anticipated 100-yr flow rates to the trench drain and the
proposed inlet capacity of the trench drain in order for the city to verify that excess runoff
does not overtop the trench drain and enter the sanitary sewer.
2. Exfiltration should be included in the HydroCAD model for the infiltration basin for
consistency with what is shown in the plans.
3. Models should be run for a minimum of 48 hours to confirm the total volume is being
captured.
We request the applicant respond with how each comment above has been addressed. Please
reach out with any questions concerning the comment provided in this memo.
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TO:
THROUGH:
FROM:
DATE:

Asst. Community Dev. Dir.
Asst. Parks & Recreation Dir.
Environmental Committee
September 10, 2019

SUBJECT:
CASE #19-10 – Site Plan approval at 240 Thompson Ave E.
BACKGROUND INFORMATION:
At the September 4, 2019 Environmental Committee (EC) meeting,
members reviewed the Site Plan submitted by Paul Tucci, with Oppidan,
to construct a 153-unit market rate apartment complex at 240
Thompson Ave E. (western side of the Thompson Oaks golf course
property). The Committee had a thorough discussion of the plan,
including looking at aerial images of the existing conditions. Without
having a tree inventory or knowing the removal schedule of all trees,
especially on the western property line, the committee is not comfortable
recommending approval of the plan at this time. That being said, the
members realize the plan process may still move forward and are
encouraging the developer to incorporate the following recommendations:
 Additional screening of headlights that would be shining on to the
current residential properties;
 The Committee would like to see an inventory of the trees along the
fence line as well as all existing trees on the property. They would like
to know exactly which trees will be removed and where replacements
will be planted;
 The Environmental Committee encourages the builder/investor to look
into Dark Sky Compliant lighting as well as Green Roof Construction;
 The Northwest corner swale/dog park area is a concern because it has
been known to hold water and is constantly wet. They would like to
ensure that some type of rain garden is utilized or plantings that
would properly suit the area. A soil amendment was also suggested,
as well as a soil analysis to ensure that the plantings would be able to
thrive in their environment;
 They strongly encourage the developer to use “pollinator friendly”
native plants that were not treated with “neonicotinoids”;
 They would also like to encourage that glyphosate alternatives would
be used and this practice would be sustained throughout the presence
of the property.

RECOMMENDATION:
Environmental Committee members reviewed the site plan to construct a
153-unit market rate apartment complex at 240 Thompson Ave E.
(western side of the Thompson Oaks golf course property) and are
encouraging the recommendations listed above.

Dakota County Surveyor’s Office
Western Service Center  14955 Galaxie Avenue  Apple Valley, MN 55124
952.891-7087  Fax 952.891-7127  www.co.dakota.mn.us

September 9, 2019
City of West St. Paul
1616 Humboldt Ave.
West St. Paul, MN 55118
Re:

THOMPSON OAKS SUBDIVISION

The Dakota County Plat Commission met on September 4, 2019, to consider the preliminary plat of the above
referenced plat. The plat is adjacent to CSAH 73 (Oakdale Ave.) and CSAH 6 (Thompson Ave.), and is
therefore subject to the Dakota County Contiguous Plat Ordinance.
The property includes the redevelopment of an existing city golf course along CSAH 73 (Oakdale Ave) and
CSAH 6 (Thompson Ave). The proposed plat includes splitting a parcel for a 153 unit, 4-story apartment
building. The right-of-way needs along CSAH 73 for a future 3-lane roadway are 60-feet of half right of way.
The right-of-way needs along CSAH 6 for a future 2-lane roadway are 50-feet of half right of way. The access
spacing guidelines are ¼ mile for CSAH 6 ad CSAH 73. The proposed access to the site shows utilizing the
existing access on CSAH 6. As discussed, the Plat Commission recommends aligning the access across from
Carrie Street. The developer stated that there are challenges to align with Carrie Street due to the poor soil
conditions with contamination, debris and organics.
The County has recently recommended a traffic study for the area due to the changes of the land uses and
redevelopment in the area. A traffic study would provide recommendations to CSAH 73 and CSAH 6
regarding access, turn lanes, updated ADT, and future road type for the roadways in the area. The Plat
Commission stated that with the location of the proposed access not aligning with Carrie Street, the traffic
study is required before making recommendations for the proposed access onto CSAH 6.
The Plat Commission has tabled the preliminary plat pending the traffic study results and recommendations.
Traffic volumes on CSAH 73 and CSAH 6 are 7,500 and 11,100 ADT, respectively, and are anticipated to be
10,000 and 12,000 ADT by the year 2030. These traffic volumes indicate that current Minnesota noise
standards for residential units could be exceeded for the proposed plat. Residential developments along
County highways commonly result in noise complaints. In order for noise levels from the highway to meet
acceptable levels for adjacent residential units, substantial building setbacks, buffer areas, and other noise
mitigation elements should be incorporated into this development.
No work shall commence in the County right of way until a permit is obtained from the County
Transportation Department and no permit will be issued until the plat has been filed with the County
Recorder’s Office. The Plat Commission does not review or approve the actual engineering design of
proposed accesses or other improvements to be made in the right of way. Nothing herein is intended to
restrict or limit Dakota County’s rights with regards to Dakota County rights of way or property.
The Plat Commission highly recommends early contact with the Transportation Department to discuss the
permitting process which reviews the design and may require construction of highway improvements,
including, but not limited to, turn lanes, drainage features, limitations on intersecting street widths, medians,

etc. Please contact Butch McConnell regarding permitting questions at (952) 891-7115 or Todd Tollefson
regarding Plat Commission or Plat Ordinance questions at (952) 891-7070.
Sincerely,

Todd B. Tollefson
Secretary, Plat Commission
c: Paul Tucci (Oppidan Development)
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CONDITIONAL USE PERMIT APPLICATION
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Filing Fee:
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Escrow Amount:

$400 (Residential)
$800 (Commercial)
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Name of Applicant: Opp idan, Paul Tucci

Phone# 952-294-1243

Address of Applicant: 400 Water Street

Email: paul@oppidan.com

Suite 200, Excelsior, MN 55331
Name of owner: City of West St. Paul
Address of Owner:

1616 Humboldt Ave

Phone# 651-552-1400
Email:

-----------

West St. Paul, MN 55118
Legal/PID # 42-02000-08-014, 41-02000-09-010, 42-0200-39-012

Present Zoning: _R_-_1____________
Proposed Use of Parcel: New 152 unit market rate ap artment building

-.;;;...__1\J_A_tl_l-_AT__,;1_11________________
_
€
Zoning Section Authorizing CUP: -�
What will be the effect of the proposed use on the health, safety, and welfare of the occupants of the
surrounding parcels? ___________________________

What will be the effect on existing and anticipated traffic conditions, including parking facilities and adjacent
streets? _______________________________

What will be the effect of the proposed use on the Comprehensive Plan? ___________

� nJ�£AT I u 6

_JIii_ CITY OF

City Hall
1616 Humboldt Avenue
West St. Paul, MN 55118
651-552-4100
FAX 651-552-4190
www.wspmn.gov

� 7 WEST ST. PAUL
SITE PLAN APPLICATION
Case No:

Filing Fee: $275.00

- -_-_-__
- -__
- _
- �Q�/_'2-=_z-=-r:(j- ,___
Date Rece-iv- ed:�
_

Escrow Amount: $1,300.00

_
Total Fees: $__________
Street Address of Parcel:

OFFICE USE ONLY

Receipt No:

-+-

-t-------2019
---i+-00001423

_
60 Day Date: _/G
--+r.::..)- I -+-f'-�'-------

I

21/[) �v;O� //J/c 15/J5Z:

Name of Applicant: Oppidan, Paul Tucci

Phone# 952-294-1243
Email: paul@oppidan.com

Name of Owner: City of West St. Paul

Phone# 651-552-1400

Address of Applicant: 400 Water Street
Suite 200, Excelsior, MN 55331

Address of Owner: 1616 Humboldt Ave
West St. Paul, MN 55118

Email: _____________

SITE INFORMATION
Legal/PIO# of the Property Involv ed: 42-02000-08-014, 41-02000-09-010, 42-0200-39-012
_
Present Zoning: _R_-_1
_______
J.S-3
Proposed Use of Parcel: New� unit market rate apartment building

*

What will be the effect(s) on existing and anticipated traffic conditions, including parking facilities
on adjacent streets:

,ll/�/t1'/ tiE

CITY OF WEST ST. PAUL
1616 Humboldt Avenue
West St. Paul, MN 55118
(612) 552-4100
TDD (612) 552-4222
PLATTING APPLICATION
PROPOSED PLAT
*FILING FEE:

(OFFICE USE ONLY)

($250 + $2 each lot)

CASE NO.:

TOTAL LOTS:

DATE RECEIVED:

PREPAYMENT: ________
(Escrow Amount • See attached
information sheet)

RECEIPT#:

I2z.f11
•

�

2019 - 00001423

Cv- ,)A-'-f
I

I.

...,_/.::.!'1..::::"-------------

C..
uc
_
NAME OF APPLICANT (please print): _Pau
am�1
pp 1 �J..,,
_ _T
_ _ ci_ -_o
_ l
f-t<--'-(Last)
(First)

N 553 3 1
400 W a te
u;;,;,;ti :..::
t,_;S:....;
e-=2:..::0-=.
0.!.., ___E_xc
e
_ ls_ o
_e
_i r_ .:__, M
_ r S:....:tre
:...;:...;
..::.!
:...:
__:_ :_
...:.. __
:-�
::::-:
-::: (No.:- ""7'"
& Street)
(City, State, Zip)

ADDRESS OF APPLICANT:

Owner

:...:

0

0

Option Holder

2.

PROPERTY LEGAL DESCRIPTION <REQUIRED}:

4.

NUMBER OF LOTS:

3.

TOTALACREAGE:

:..:

9 52-294- 124 3

PHONE NUMBER:
D

(Middle)

___

d.

Leasee

___________________

SQUAREFEET:

5.

SUBDIVISION PROPOSED NAME: _______________________

6.

OWNERS NAME (please print):

City of West St. Paul
-:------------------------(First)
(Last)
(Middle)

ADDRESS:

16 16

Humboldt Ave
(No. & Street)

PHONE NUMBER:

6 51- 552- 1400

West St. Paul, M N 55118
(City, State, Zip)

City Hall
1616 Humboldt Avenue
West St. Paul, MN 55118
651-552-4100
FAX 651-552-4190
www.wspmn.gov

CITY OF WEST ST. PAUL
NOTICE OF PUBLIC HEARINGS

TO WHOM IT MAY CONCERN:
The listed items below will be a Public Hearing at the Planning Commission meeting Tuesday,
September 17, 2019 at 7:00 p.m. and a Public Hearing at the City Council meeting on Monday,
September 23, 2019 at 6:30 p.m.:
PC Case 19-10 – Rezoning, Conditional Use Permit, Site Plan Review,
and Preliminary/Final Plat to Allow a 153-Unit Apartment Complex at
240 Thompson Ave E – Paul Tucci, Oppidan
If you need any type of accommodation to participate in the meeting, please contact the ADA
Coordinator at 651-552-4102 at least 5 (five) business days prior to the meeting.
Interested persons will be heard at the meeting.
If you have any questions, please contact Ben Boike,
Assistant Community Development Director/City Planner at (651) 552-4134.

Shirley R Buecksler
City Clerk
City of West St. Paul

Published: September 8, 2019
South-West Review

Supplemental Information
2040 Comprehensive Plan:
1) Land Use Plan

2) Redevelopment Area Plan

3) Identified Strategies for implementation of the Comp Plan:

4) Identified Economic Development Site

2017 Robert St. Renaissance Plan Update:
1) Town Center Concept Plan identifies housing for the subject property

2) Other listed strategies:

4 September 2019

Ryan Schroeder
City Manager
City of West St. Paul

RE: Proposed Apartment Building on Former Thompson Oaks Golf Course

Ryan –
Thank you for sharing the developer submitted plans for the proposed apartment building on the old Thompson
Oaks Golf Course, dated 8/22/19.
As previously expressed, we do not support this project for a variety of reasons but most of all due to the overall
scale and density, position adjacent to single family homes and access off an already busy Thompson Avenue.
This is not appropriate development for the site and is clearly driven by numbers and desperation rather than
clear city planning with proper community involvement. Any development is not always good development.
We have talked to many of our neighbors and others near the golf course and all share concern about the
project and that they knew nothing about it until now. We have yet to find anyone in the immediate
neighborhood that supports this project as proposed.
With that said, we do appreciate the opportunity to offer the following comments and questions related to the
submitted plans and hope that these are taken into consideration during staff review and the upcoming
meetings in the event that the project goes ahead.

General Comments / Questions:
1. How is this classified as R-4 as indicated on the plans? The number of units, number of stories, lot area
per dwelling unit, etc. do not meet requirements of R-4 Multi-Family.
2. Have any zoning changes (R-1B to R-4), variances (parking quantity and location) or conditional use
permits been requested that would trigger a public hearing?

Plan Related Comments / Questions:
Site Layout:
1. There is concern with the proposed access drive on Thompson Avenue not being aligned with Carrie and
not being a controlled intersection. Thompson Ave is already a busy thoroughfare without the added
traffic from this project and Hy-Vee. Those of us that live along Thompson already have a difficult time
safely pulling out of their driveway and everyone shares the concern of added traffic and overall safety.
2. Our neighbors to the east (230 Thompson) are very concerned about the location of the proposed
access drive adjacent to their house and the related amount of traffic.
3. Shouldn’t the access drive be set back 20’ when adjacent to R district (per 153.031), instead of 10’ as
shown along the east side of 230 Thompson?
1

4. There is concern about the north parking stalls aimed directly at our houses. Is it possible to eliminate
the north parking stalls altogether? Possibly rotate the parking with drive lanes in the E/W direction.
This would yield as much or more parking while creating a better separation between the parking and
single family homes. Another possible option is to angle the north drive and increase the stalls in the
main parking area. Both options provide a better separation.

5. Is there a back-up plan or proof of parking since the overall number of parking stalls does not meet
ordinance requirements for quantity and at least half being enclosed? Is Thompson Avenue the back-up
parking plan? We are not supporting more unused parking, but concerned if there is not enough that
Thompson Ave will be used.
6. There is concern about having a pet relieving area adjacent to our back yard without a berm or privacy
fence. The proposed location not only seems remote for the tenants but also unsafe having to cross a
drive lane to access. The east end of the apartment building seems more appropriate being closer to
the entrance and walking paths.
Drainage:
1. The north portion of this property adjacent to the existing fence is always wet, even in the middle of
summer. A drainage swale along the north edge (similar to the west side) and/or catch basins and
storm sewer heading to the east to the stormwater basin would help.
2. The proposed grading and drainage plan shows the northeast corner draining directly into the southeast
corner of our neighbor’s yard, which is already a wet area.

2

Landscaping:
1. Other than on the survey, the proposed plans do not reference the existing fence or existing landscaping
and trees along the north and west property lines adjacent to the single family homes. In addition the
fence, these areas are heavily wooded and landscaped – see photos below. Also, there is no inventory
of trees, even mature trees over 6” cal. Are they proposing removing all the trees, landscaping and
fences?

2. Is a fence required adjacent to the residential properties per 153.031 and 153.381?
3. The quantity of proposed landscaping along the north property line is nice but at the proposed sizes (6’
spruce and 2.5” Cal.) is not appropriate for immediate screening to block headlights aimed directly into
our properties. Also, as mentioned above, this area is always wet and previous City attempts to plant
trees in this area have failed. A screening berm with blue spruce / trees on top would be much better,
or a continuous privacy fence.
Building Design / Scale:
1. Other than property lines, the plans are void of all surroundings and offer no contextual information …
existing house locations, scale comparison to the neighbors (section showing the height of the proposed
building related to the surrounding houses), etc. Without this information, determining if a building is
appropriate must be difficult.
2. It is very unfortunate this cookie cutter architecture is being proposed in our City. Drive around the
cities and you will see a similar building, if not the same, repeated many times over. In fact, this is
almost a mirror image of others done by this developer. The City of West St. Paul should expect and
demand better architecture that is defined by the site and surroundings, not by an off the shelf pattern.
Again, although disappointed, we do thank you for providing the proposed plans and for considering the above
comments. Feel free to contact us with any questions and we would welcome the opportunity to meet with
you and staff to discuss further.
Dave & Lisa Heller
228 Thomson Ave E
651.353.4472
In conjunction with:
David and Sarah Diaz, Reed and Martina Zwick, Sprafka Family
3

WEST ST. PAUL APARTMENTS
1555 OAKDALE AVENUE
WEST ST. PAUL, MINNESOTA

400 WATER STREET
SUITE 200
EXCELSIOR, MN 55331
PHONE (952) 294-0353

SITE PLAN REVIEW

PROJECT TEAM:
DEVELOPER
OPPIDAN INVESTMENT COMPANY
400 WATER STREET SUITE 200
EXCELSIOR, MN 55331
CONTACT: PAUL TUCCI
Phone 952-294-0353
EMAIL: paul@oppidan.com

SITE

733 Marquette Avenue
Suite 700
Minneapolis, MN 55402
612.758.3080
www.alliant-inc.com

ARCHITECT
AMCON
6121 BAKER ROAD, SUITE 101
MINNETONKA, MN 55345
CONTACT: ERIK J PETERSON
Phone 951-379-9015
EMAIL: epeterson@amconconstruction.com

6121 BAKER ROAD,
SUITE 101
MINNETONKA, MN 55345
PHONE (951) 379-9090
www.amconconstruction.com

SURVEYOR
ALLIANT ENGINEERING INC.
733 MARQUETTE AVENUE SOUTH SUITE 700
MINNEAPOLIS, MN 55402
CONTACT: DENNIS OLMSTEAD
Phone 612-767-9304/Fax 612-758-3099
EMAIL: dolmstead@alliant-inc.com

CIVIL ENGINEER
ALLIANT ENGINEERING INC.
733 MARQUETTE AVENUE SOUTH SUITE 700
MINNEAPOLIS, MN 55402
CONTACT: CLARK WICKLUND, PE
Phone 612-767-9302/Fax 612-758-3099
EMAIL: cwicklund@alliant-inc.com

NOT TO SCALE

VICINITY MAP

CARRIE ST

LANDSCAPE ARCHITECT
ALLIANT ENGINEERING INC.
733 MARQUETTE AVENUE SOUTH SUITE 700
MINNEAPOLIS, MN 55402
CONTACT: MARK KRONBECK, PLA, ASLA
Phone 612-767-9338/Fax 612-758-3099
EMAIL: mkronbeck@alliant-inc.com
S89°50'43"E 1022.32

THOMPSON AVE E (PUBLIC)

L= 3 0 2
.

1 8 .51

IC)
UBL
S (P
AVE
KDA
LE
OA
E 4
73.1
8
'01"
°53
N20

E 4
73.1
8
'01"
°53
N20

N00°17'07"W 269.60

N89°51'22"W 661.25

SCHLETTY
LN

R= 8

8 5 .5
R=7

N00°17'47"W 170.00

4-STORY
APARTMENT BUILDING - 153 UNITS
OVER 1-STORY PARKING GARAGE
105 INDOOR PARKING STALLS

SHEET INDEX

COVER SHEET

7 Δ= 2 1
° 0 9' 2
1 L=
2 9 0 .0

N00°17'47"W 285.92
S89°54'06"E 199.30

N89°54'06"W 199.30

WEST ST. PAUL APARTMENTS

S00°16'27"E 216.45
2 5 Δ= 21
° 0 9' 28"

S89°15'50"W (R)
S89°45'22"W 130.00

8"

S89°50'43"E 170.25

S00°16'27"E 176.06

S00°44'10"E (R)
S00°14'38"E 197.51

N89°45'23"E 989.32
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Parcel A
The North Half of the Southwest Quarter of the Northeast Quarter of Section
20, Township 28, Range 22, according to the Government Survey thereof,
Dakota County, Minnesota.

400 WATER STREET
SUITE 200
EXCELSIOR, MN 55331
PHONE (952) 294-0353

Except that part lying easterly of the center line of Oakdale Avenue.

S89°50'43"E 1022.32

Except the South 100 feet of the West 300 feet.
Except the North 198.41 feet of the West 170.43 feet.
and except that part described as follows:
Commencing at the Northwest corner of said North half of the Southwest
Quarter of the Northeast Quarter; thence on an assumed bearing of North
89 degrees, 39 minutes, 45 seconds East along the North line of said
North
half of the Southwest Quarter of the Northeast Quarter, a
distance of 170.43 feet to the point of beginning; thence, Continuing North
89 degrees, 39 minutes, 45 seconds East, a distance of 130.00 feet;
thence, South 0 degrees, 44 minutes, 10 seconds East, a distance of
197.51 feet; thence, South 89 degrees, 15 minutes, 50 seconds West, a
distance of 130.00 feet; thence North 0 degrees, 44 minutes, 10 seconds
West, a distance of 198.41 feet to the point of beginning.

THOMPSON AVE E (PUBLIC)

S89°50'43"E 170.25

S00°16'27"E 216.45

S00°16'27"E 176.06

S00°14'38"E 197.51

N89°45'23"E 989.32

Subject to portions taken for roadway purposes.
Parcel B
That part of the Southeast Quarter of the Southwest Quarter of the Northeast
Quarter of Section 20, Township 28, Range 22, lying Westerly of the center of
Oakdale Avenue and Northerly of the following described line: Commencing
at the Southwest corner of said Southeast Quarter; thence North, assumed
bearing, along the West line of said Southeast quarter a distance of 384.62 to
the point of beginning of said line, thence South 83 degrees, 04 minutes, 00
seconds, a distance of 431.70 feet to the center of Oakdale Avenue and there
terminating.

S89°45'22"W 130.00

All subject to that park taken for Wentworth Avenue and Oakdale Avenue.
Parcel C
The South 100 feet of the West 300 feet of the North Half of the Southwest
Quarter of the Northeast Quarter of Section 20, Township 28, Range 22,
according to the Government Survey thereof, Dakota County, Minnesota.

733 Marquette Avenue
Suite 700
Minneapolis, MN 55402
612.758.3080
www.alliant-inc.com

6121 BAKER ROAD,
SUITE 101
MINNETONKA, MN 55345
PHONE (951) 379-9090
www.amconconstruction.com
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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 orientation of this bearing system is based on the Dakota County
Coordinate System NAD83(86 ADJ).
4. All distances are in feet.
5. The area of the above described property is 968,068 square feet or 22.224
acres.
6. Center line of Oakdale Ave (CSAH 73) depicted per alignment from
construction plan SAP 19-673-01 dated 6-9-1976.
7. Snow conditions may have obstructed field work at the time of survey.
8. Bench Mark: MnDOT benchmark 1928D, in bridge abutment in SE corner
of Northbound Trunk Hwy 52 bridge number 19020 over Wentworth Avenue,
2.1 miles S of the junction of Trunk Hwy 3 and Trunk Hwy 56 (Concord Street)
and has an elevation of 951.163 (NGVD29).
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Know what's below.
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Commencing at the northeast corner of said North Half of the Southeast
Quarter of the Northwest Quarter; thence southerly 655.86 feet to the
southeast corner of said North Half of the Southeast Quarter of the
Northwest Quarter; thence westerly 199.3 feet; thence northerly 655.7 feet
to the north line of said North Half of the Southeast Quarter of the
Northwest Quarter; thence easterly 199.3 feet to the point of beginning.

1. This survey was completed without the benefit of a title commitment and
may not depict all easements, appurtenances or encumbrances affecting the
property. Legal descriptions are per tax information from Dakota County GIS.
Survey subject to revision once title commitment provided.
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the Northwest Quarter of Section 20, Township 28, Range 22, according to
the Government Survey thereof, Dakota County, Minnesota, described as
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THOMPSON OAKS SUBDIVISION

400 WATER STREET
SUITE 200
EXCELSIOR, MN 55331
PHONE (952) 294-0353
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LOT DATA:

LEGAL DESCRIPTION:
Parcel A

Parcel C

The North Half of the Southwest Quarter of the Northeast Quarter of Section 20, Township 28, Range 22, according to the Government Survey thereof, Dakota County, Minnesota.

The South 100 feet of the West 300 feet of the North Half of the Southwest Quarter of the Northeast Quarter of Section 20, Township 28, Range 22, according to the Government
Survey thereof, Dakota County, Minnesota.

Except that part lying easterly of the center line of Oakdale Avenue.
Parcel D
Except the South 100 feet of the West 300 feet.
Except the North 198.41 feet of the West 170.43 feet.
and except that part described as follows:
Commencing at the Northwest corner of said North half of the Southwest Quarter of the Northeast Quarter; thence on an assumed bearing of North 89 degrees, 39 minutes, 45
seconds East along the North line of said North half of the Southwest Quarter of the Northeast Quarter, a distance of 170.43 feet to the point of beginning; thence, Continuing
North 89 degrees, 39 minutes, 45 seconds East, a distance of 130.00 feet; thence, South 0 degrees, 44 minutes, 10 seconds East, a distance of 197.51 feet; thence, South 89
degrees, 15 minutes, 50 seconds West, a distance of 130.00 feet; thence North 0 degrees, 44 minutes, 10 seconds West, a distance of 198.41 feet to the point of beginning.

The South 170 feet of that part of the North Half of the Southeast Quarter of the Northwest Quarter of Section 20, Township 28, Range 22, according to the Government Survey
thereof, Dakota County, Minnesota, described as follows:
Commencing at the northeast corner of said North Half of the Southeast Quarter of the Northwest Quarter; thence southerly 655.86 feet to the southeast corner of said North
Half of the Southeast Quarter of the Northwest Quarter; thence westerly 199.3 feet; thence northerly 655.7 feet to the north line of said North Half of the Southeast Quarter of
the Northwest Quarter; thence easterly 199.3 feet to the point of beginning.

Subject to portions taken for roadway purposes.
Parcel B
That part of the Southeast Quarter of the Southwest Quarter of the Northeast Quarter of Section 20, Township 28, Range 22, lying Westerly of the center of Oakdale Avenue and
Northerly of the following described line: Commencing at the Southwest corner of said Southeast Quarter; thence North, assumed bearing, along the West line of said Southeast
quarter a distance of 384.62 to the point of beginning of said line, thence South 83 degrees, 04 minutes, 00 seconds, a distance of 431.70 feet to the center of Oakdale Avenue
and there terminating.
All subject to that park taken for Wentworth Avenue and Oakdale Avenue.

Know what's below.
Call before you dig.
Dial 811
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6121 BAKER ROAD,
SUITE 101
MINNETONKA, MN 55345
PHONE (951) 379-9090
www.amconconstruction.com

THOMPSON OAKS SUBDIVISION
KNOW ALL PERSONS BY THESE PRESENTS: That ______________________________________________________, owner of the following described property:
The North Half of the Southwest Quarter of the Northeast Quarter of Section 20, Township 28, Range 22, according to the Government Survey thereof, Dakota County,
Minnesota.
Except that part lying easterly of the center line of Oakdale Avenue.

SURVEYORS CERTIFICATE
I Dennis B. Olmstead do hereby certify that this plat was prepared by me or under my direct supervision; that I am a duly Licensed Land Surveyor in the State of Minnesota;
that this plat is a correct representation of the boundary survey; that all mathematical data and labels are correctly designated on this plat; that all monuments depicted on this
plat have been, or will be correctly set within one year; that all water boundaries and wet lands, as defined in Minnesota Statutes, Section 505.01, Subd. 3, as of the date of this
certificate are shown and labeled on this plat; and all public ways are shown and labeled on this plat.

Except the South 100 feet of the West 300 feet.
Dated this _________ day of _____________________, 20_____.

Except the North 198.41 feet of the West 170.43 feet.
and except that part described as follows:
Commencing at the Northwest corner of said North half of the Southwest Quarter of the Northeast Quarter; thence on an assumed bearing of North 89 degrees, 39 minutes,
45 seconds East along the North line of said North half of the Southwest Quarter of the Northeast Quarter, a distance of 170.43 feet to the point of beginning; thence,
Continuing North 89 degrees, 39 minutes, 45 seconds East, a distance of 130.00 feet; thence, South 0 degrees, 44 minutes, 10 seconds East, a distance of 197.51 feet;
thence, South 89 degrees, 15 minutes, 50 seconds West, a distance of 130.00 feet; thence North 0 degrees, 44 minutes, 10 seconds West, a distance of 198.41 feet to the
point of beginning.

_________________________________________
Dennis B. Olmstead, Licensed Land Surveyor
Minnesota License No. 18425
STATE OF MINNESOTA

Subject to portions taken for roadway purposes.

COUNTY OF _____________________

AND

This instrument was acknowledged before me on ____________________________, by Dennis B. Olmstead.

That part of the Southeast Quarter of the Southwest Quarter of the Northeast Quarter of Section 20, Township 28, Range 22, lying Westerly of the center of Oakdale Avenue and
Northerly of the following described line: Commencing at the Southwest corner of said Southeast Quarter; thence North, assumed bearing, along the West line of said
Southeast quarter a distance of 384.62 to the point of beginning of said line, thence South 83 degrees, 04 minutes, 00 seconds, a distance of 431.70 feet to the center of
Oakdale Avenue and there terminating.

________________________________________
________________________________________

All subject to that park taken for Wentworth Avenue and Oakdale Avenue.

Printed Name
AND

Notary Public, ___________________________

The South 100 feet of the West 300 feet of the North Half of the Southwest Quarter of the Northeast Quarter of Section 20, Township 28, Range 22, according to the
Government Survey thereof, Dakota County, Minnesota.

My Commission Expires __________________

AND

CITY COUNCIL, CITY OF WEST ST. PAUL, MINNESOTA

The South 170 feet of that part of the North Half of the Southeast Quarter of the Northwest Quarter of Section 20, Township 28, Range 22, according to the Government Survey
thereof, Dakota County, Minnesota, described as follows:

This plat was approved by the City Council of West St. Paul, Minnesota, this _________ day of _____________________, 20_____, and hereby certifies compliance with all
requirements as set forth in Minnesota Statutes, Section 505.03, Subd. 2.

Commencing at the northeast corner of said North Half of the Southeast Quarter of the Northwest Quarter; thence southerly 655.86 feet to the southeast corner of said North
Half of the Southeast Quarter of the Northwest Quarter; thence westerly 199.3 feet; thence northerly 655.7 feet to the north line of said North Half of the Southeast Quarter of
the Northwest Quarter; thence easterly 199.3 feet to the point of beginning.
By: _______________________________
Has caused the same to be surveyed and platted as THOMPSON OAKS SUBDIVISION and does hereby dedicate to the public for public use the public ways as created by this
plat.

Mayor

____________________________________
Clerk

COUNTY SURVEYOR, COUNTY OF DAKOTA, STATE OF MINNESOTA
In witness whereof said ______________________________________________________, has caused these presents to be signed by its proper officer this _________ day of
_____________________, 20_____.

I hereby certify that in accordance with Minnesota Statutes, Section 505.021, Subd. 11, this plat has been reviewed and approved this _________ day of
_____________________, 20_____ .

Signed: ______________________________________________________
______________________________________________________, Manager

__________________________________________
Todd B. Tollefson
Dakota County Surveyor

STATE OF ______________________
COUNTY OF ____________________

COUNTY BOARD OF COMMISSIONERS, COUNTY OF DAKOTA, STATE OF MINNESOTA

This instrument was acknowledged before me on _______________________, by _______________________, Manager of
______________________________________________________.
________________________________________

We do hereby certify that on the _________ day of _____________________, 20_____, the Board of Commissioners of Dakota County, Minnesota, approved this plat of
THOMPSON OAKS SUBDIVISION and said plat is in compliance with the provisions of Minnesota Statutes, Section 505.03, Subd. 2, and pursuant to the Dakota County
Contiguous Plat Ordinance.

________________________________________
Printed Name
Notary Public, ___________________________
My Commission Expires __________________

By: ________________________________
Chair, County Board

Attest: ________________________________
County Treasurer - Auditor

DEPARTMENT OF PROPERTY TAXATION AND RECORDS, COUNTY OF DAKOTA, STATE OF MINNESOTA

Pursuant to Minnesota Statutes, Section 505.021, Subd. 9, taxes payable in the year 20_____ on the land hereinbefore described have been paid. Also, pursuant to Minnesota
Statutes, Section 272.12, there are no delinquent taxes and transfer entered this _________ day of _____________________, 20_____.

__________ ______________________________
Amy A. Koethe, Director
COUNTY RECORDER, COUNTY OF DAKOTA, STATE OF MINNESOTA

I hereby certify that this plat of THOMPSON OAKS SUBDIVISION was filed in the office of the County Recorder for public record on this _________ day of
_____________________, 20_____ , at ___ o'clock ___.M. and was duly filed in Book___________________ of Plats, Page___________________ , as Document Number
___________________ .

__________ _______________________________
Amy A. Koethe, County Recorder
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Planning Commission Report
To:

Planning Commission

Through:

Ben Boike, Asst. Comm. Dev. Director/City Planner

From:

Melissa Sonnek, Comm. Dev. Coor.

Date:

September 17, 2019

Zoning Code Amendment – Banquet Halls in the R1 and B3 Districts
REQUEST:
Zoning Code amendment to sections 153.004, 153.051, and 153.171 to define and allow Banquet Halls
in the R1 – Single Family Residential District and the B3 – General Business District as a conditional
use.
BACKGROUND:
After receiving multiple inquiries for a potential banquet hall/conference center in West St. Paul,
Staff reviewed the option amending the zoning ordinance with both the City Council and the Planning
Commission at several different occasions.
Most recently, the proposed amendment is to allow banquet halls only as an accessory use, not the
primary use for a business and allowed as a conditional use, which would allow for additional review of
each application by Staff, Planning Commission, and City Council. The City Council held a review and
discussion during the July 22, 2019 Open Council Work Session, and ultimately voiced that there were
in favor of the amendment based on the recommended limitations and requirements.
STAFF RECOMMENDATION:
As such, Staff recommends the Planning Commission hold a public hearing and recommend approval of
the zoning code amendment to allow Banquet Halls in both the R1 and B3 zoning districts as a
conditional and accessory use.
ATTACHMENTS:
Proposed ordinance amendment to sections 153.004, 153.051, and 153.171
TIMELINE:
September 17: Planning Commission Public Hearing and Recommendation
September 23: City Council First Reading
October 14: City Council Final Reading (public hearing)

CITY OF WEST ST. PAUL
DAKOTA COUNTY, MINNESOTA
RESOLUTION NO. 19-

AN ORDINANCE AMENDING
WEST ST. PAUL ZONING ORDINANCE
SECTIONS 153.004, 153.051, AND 153.171 BY
DEFINING BANQUET HALLS AND ALLOWING THEM
IN THE R1 AND B3 DISTRICTS
The City Council of West St. Paul does ordain:
SECTION 1. AMENDMENT. West St. Paul Zoning Ordinance Section 153.004 regarding
DEFINITIONS is hereby AMENDED to add the following definition:
Banquet Hall. A room for the purpose of hosting a party, banquet, wedding or other reception,
or other social event.
SECTION 2. AMENDMENT. West St. Paul Zoning Ordinance Section 153.051 is hereby
AMENDED as follows:
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:
(Q) Banquet halls, provided:
(1) The use is accessory to a public or private golf course; and
(2) The building and/or any outdoor facilities in which the banquet hall is located shall be a
minimum of 100 feet from residentially zoned property.

SECTION 3. AMENDMENT. West St. Paul Zoning Ordinance Section 153.171 is hereby
AMENDED as follows:
153.171 CONDITIONAL USES.
Within the B-3 General Business District, no structure or land shall be used for the following
uses, except by conditional use permit:
(S) Banquet halls, provided:

(1) The use is accessory to a restaurant; and
(3) The building and/or any outdoor facilities in which the banquet hall is located shall be a
minimum of 100 feet from residentially zoned property.

SECTION 4. AMENDMENT. West St. Paul Zoning Ordinance Section 153.348 is hereby
AMENDED as follows:
(J) Community centers, post offices, health clubs, physical or cultural studios, pool halls,
libraries, private clubs, lodges, museums or banquet halls: at least ten spaces plus one for
every 300 square feet of floor area in excess of 2,000 square feet of floor area in the
principal structure.
SECTION 5. EFFECTIVE DATE. This ordinance shall be in full force and effect from and
after its passage and publication according to law.

Passed by the City Council of the City of West St. Paul, Minnesota, this 14th day of October, 2019.
Attest:

David J. Napier, Mayor

Shirley R Buecksler, City Clerk

