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WEST ST. PAUL PLANNING COMMISSION
Regular Meeting
The regular meeting of the West St. Paul Planning Commission was called to order by Chair Kavanaugh
on Tuesday November 19, 2019 at 7:01 p.m. at the Municipal Center, 1616 Humboldt Avenue, West St.
Paul, Minnesota, 55118.
ROLL CALL

Chair Kavanaugh and Commissioners McPhillips, Fransmeier, Strohmeier,
Green, and Stevens.

Absent:

None

Also Present:

Assistant Community Development Director Boike, Community Development
Coordinator Melissa Sonnek, and City Council Liaison John Justen

Adopt Minutes

None

PUBLIC HEARINGS
PC CASE 19-13 – Zoning Ordinance Amendment, Regarding Allowing Auto Accessory Stores in
the B3 District – City of West St. Paul
Coordinator Sonnek presented the item by stating that City Staff had been working with an interested
business within West St. Paul to relocate to a new location, still within West St. Paul. The current
zoning code states that automobile accessory sales are only allowed within the B4 – Shopping Center
zoning district, which includes primarily big box stores and multi-tenant shops. The interested
business had expressed interest in relocating to a standalone building, which is more commonly found
within the B3 – General Business District. Staff believes this use to be appropriate for the zoning
district.
Commissioner McPhillips asked if the business that the City has been working with had a particular
area of interest within the City. Asst. Director Boike stated that Autozone is being required to relocate
due to the Robert Street underpass project to make way for the River to River Trail connection. At the
time, Autozone is believed to have a purchase agreement in place with the former Chuck-e-Cheese
site, pending zoning approvals.
Chair Kavanaugh asked what the zoning is for the site that Autozone is currently located on. Asst.
Director Boike stated that the current Autozone site is zoned B6 – Town Center Mixed Use, which
does not allow for auto accessory sales, which would make the site legal non-conforming.
Commissioner Stevens asked why this use is currently not allowed within the B3 district. Asst.
Director Boike stated that back in 2008 there was a city wide review of all of the auto uses within the
City and there were a total of 28 within the City. After this, the City decided to limit the auto uses to
only the B4 district. While today, the primary auto businesses in West St. Paul prefer to be in
standalone buildings.

Chair Kavanaugh asked Asst. Director Boike if there were any health, safety, or wellness concerns
about this ordinance amendment. Asst. Director Boike stated that City Staff believes this use is a good
fit since it is primarily retail in nature.
Chair Kavanaugh then asked what auto related uses are currently allowed within the B3 district. Asst.
Director Boike stated auto repair shops are allowed through a conditional use permit. Asst. Director
Boike stated that Napa Auto is currently in West St. Paul, but are located within the B6 district and is
currently legal non-conforming, O’Reilly Auto on the north end of town is in a B3 district and is legal
non-conforming, pending the proposed ordinance change, and the O’Reilly Auto on the south end of
town is in the B4 district.
Commissioner Fransmeier stated her concerns about allowing the use in the B3 district because the
future is unknown, and while she does not dislike auto stores, she would not care to see more than 28
stores. Commissioner Fransmeier inquired about possibly allowing the use as a conditional use. Asst.
Director Boike stated that allowing the use as a CUP is an option, and it would allow the Planning
Commission and the City Council to place reasonable conditions on the application. Asst. Director
Boike stated that since this use is retail in use, City Staff doesn’t see an issue in allowing it as a
permitted use, but allowing it as a conditional use is an option. Chair Kavanaugh asked what kind of
conditions could be placed on this type of use. Asst. Director Boike stated that proposed amendment
contains language placing restrictions on outdoor storage; however, other than that he is unsure of what
other conditions would be placed on the use.
Commissioner Stevens inquired if Staff believed that restricting this use to the B4 district was the
cause of having a decreased number is auto accessory stores. Asst. Director Boike clarified that the 28
stores where not just auto accessory, but repair as well, and City Staff has not had any inquiries from
interested parties since that time in 2008.
Chair Kavanaugh stated that he could see there being concerns if the proposed change involved auto
repair, due to storage and noise issues for adjacent property owners; however, since the proposed
change only relates to accessory sales, it would be similar to any other retail operation.
Public Hearing
Planning Commission Chair Kavanaugh opened the public hearing at 7:09pm, and seeing no one from
the public come forward to speak, then closed the public hearing at 7:09pm
On a motion by Commissioner Green, and Second by Commissioner Strohmeier, the item was
recommended for approval with a 5-1 vote. With Commissioner Fransmeier as the no vote.
PC CASE 19-14 – Zoning Ordinance Amendment, Regarding Establishment of the Smith/Dodd
Neighborhood Overlay District – City of West St. Paul
Asst. Director Boike presented a brief history of the draft ordinance dating back to early 2017, to
establish a unique zoning overlay for the Smith/Dodd neighborhood that essentially creates a set of
redevelopment requirements specific to the area. One of the changes the City Council requested that
differed from the Planning Commission’s recommendations was the reduced parking requirements if a
redevelopment application complies with all other portions of the code requirements; the Planning
Commission recommended offering a significant reduction in parking, while the City Council moved
to reduce the minimum required off-street parking for commercial to zero if all other sections of the
code are met.
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Commissioner Fransmeier asked how the process would work if an applicant were to apply and
provide off-street parking. Asst. Director Boike stated that while the code may not allow the applicant
to have off-street parking, the applicant is still able to do so. Each application would most likely be
reviewed under the site plan provisions of the code, and the proposed ordinance would limit the
parking to either side yard or the rear yard and the side yard parking would be limited to how much
parking would be allowed on the side yard. Commissioner Fransmeier asked about ADA requirements
and if that requirement would still pertain if off-street parking is offered. Asst. Director Boike,
confirmed. Chair Kavanaugh asked how much of the side frontage would be allowed to be used as
parking. Asst. Director Boike stated the maximum would be thirty percent.
Commissioner Fransmeier asked City Council liaison Justen why the City Council elected to re-add
banks, nursing homes, and retirement homes back into the language after Planning Commission
recommended removing them. City Council liaison Justen referenced the minutes from when the City
Council reviewed this item and stated that Councilperson Fernandez mentioned that the larger scale
plan for the area is for Oxendale’s to redevelop and potential funding options or plausible uses for that
area could be nursing homes, retirement homes, or independent living. Council liaison Justen further
went on to explain that multiple Councilmembers were of the opinion that since drive-through lanes
were be restricted, it would be appropriate to allow smaller scale banks in the area. While in fact, for
an area that is intended to have people shopping, a bank could be advantageous. Commissioner
Fransmeier inquired if the Council believed that these uses would bring charm and character to the
area. Council liaison Justen stated that it might enable character to be in the area, in order for the area
to work and be profitable there would be have to be areas set aside for such uses. Commissioner
Stevens asked what methods were available to prevent the area from being redeveloped as one large
nursing home site. Asst. Director Boike mentioned that the ordinance language could be written to
separate out nursing and assisted living from independent living facilities. Commissioner Fransmeier
expressed concerns about allowing nursing care in the area, as it requires staff and visitor parking,
stating that she does not see it as the right use for this area. Commissioner Green mentioned that
nursing homes are allowed in the area as a conditional use, and would have to be reviewed by the
Planning Commission and the Council prior to being constructed in the area.
Commissioner Green inquired about parking for a nursing home and if the Commission could require
additional parking through the CUP process. Asst. Director Boike stated that requiring additional
parking above the minimum might be difficult; however, the current parking requirements for nursing
homes is two stalls per unit. Asst. Director Boike stated that for that type of use it can be excessive
and doesn’t foresee an applicant coming in and wanting to provide that much parking. Additionally, in
order to deny a conditional use permit application, the City Council would need a reason that involved
a health, safety, and/or wellness issue due to a CUP being essentially a permitted use that the City is
allowed to place reasonable conditions on. So the City Council would not be able to deny an
application simply because they do not like a project.
Commissioner Strohmeier asked about tobacco shops, as he remembered the Planning Commission
recommending that as a prohibited use during earlier work sessions. Currently the ordinance lists it as
a conditional use, which is better than a permitted use. Commissioner Fransmeier stated that she did
not believe the Commission came to a consensus on the topic. Commissioner Stevens stated that she
did not feel the use would need to be restricted. Commissioner Stevens then asked what the
Commission gave as a reason for not liking about tobacco shops. Commissioner Fransmeier asked
why the community would need one. Commissioner Stevens replied that if people would like to buy
tobacco, the community would need one. Chair Kavanaugh stated that he has visited some charming
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tobacco shops; however, there are some rough ones as well. Commissioner Strohmeier stated that it
does not appear that the Commission has an appetite to prohibit smoke and tobacco. Commissioner
Strohmeier asked Asst. Director Boike if we currently allow this use in the city, and if so where. Asst.
Director Boike stated that the use is currently allowed in the B3 district.
Public Hearing
Planning Commission Chair Kavanaugh opened the public hearing at 7:25pm, and seeing no one from
the public come forward to speak, then closed the public hearing at 7:25pm
Commissioner McPhillips asked who has seen the draft ordinance. Chair Kavanaugh stated that there
were 11 meetings during the Smith/Dodd Small Area planning process and three work sessions, so the
neighborhood and businesses had a lot of input and opportunity. Commissioner Stevens asked how
much of what is included in the proposed ordinance outlined in the small area plan. Asst. Director
Boike stated that the ordinance is more specific that the plan, but overall the ordinance meets the intent
of the plan and what was agreed upon by the PAC that worked on the plan.
Chair Kavanaugh stated that in a review of the entire small area plan, he might not agree with
everything or it might not contain all of the items he would have liked; however, the plan does include
a lot of things that would be an improvement for the area.
Commissioner Fransmeier asked Asst. Director Boike what the recommendation was from the
Planning Commission for the parking reduction option. Asst. Director Boike explained that it was a
tiered system based on square footage of the building, allowing either a 75 or 50 percent reduction,
cannot exactly remember what number was the final recommendation. Commissioner Fransmeier
stated that since they do not know what will happen to the area in the future, she believes it would be a
good idea to put some kind of minimum in place. For example, a building larger than 10,000 sq. ft.
would require parking. Asst. Director Boike stated that the code does not prohibit a business from
having parking, as was previously discussed. For a 10,000 sq. ft. building, that retailer’s requirements
will want parking and will not build unless they have that parking, or another thing to think about is
financing. For example, Foodsmith, the reason that project was so delayed was the difficulty they
experienced trying to get financing without parking, which they did eventually find. Therefore, the
parking reduction would really only pertain to the smaller scale businesses. Council liaison Justen
mentioned that the reason the Council went with the zero parking minimum was because there was a
strong temperature on the Council that businesses will put in the parking that they require. Council
liaison Justen continued by speaking from a business owner perspective, that he is aware that he needs
a certain number of parking spaces and would not look at a location that did not have enough parking.
The idea was that business would self-regulate their own parking, and he did not hear any objections to
that and were intent on making the minimum zero specifically. Commissioner Stevens asked why the
city wouldn’t eliminate parking minimums throughout the entire city. Council Liaison Justen stated
that there are a fair number of people on the City Council that would like to see that happen. Asst.
Director Boike mentioned that larger metro and urban areas such as San Francisco are starting to do
that, areas that have the density to support the surrounding businesses. Chair Kavanaugh added that
the idea of an overlay district is not entirely new, it is used in downtown areas where the desire is not
for more parking, but a more walkable area and more pedestrian friendly. Commissioner Stevens
mentioned that whenever she sees areas like that, there is some sort of public parking available so that
people can park nearby and then walk around the area. Chair Kavanaugh stated that there is ample
street parking, which is public parking, even though that is a controversial comment. Commissioner
Stevens mentioned that in addition to people having somewhere to park, she is also concerned for
those that have more limited mobility. Commissioner McPhillips stated that he is also in favor of
West St. Paul Planning Commission Minutes – November 19th, 2019

P. 4

public parking, and asked that Council liaison Justen carry that sentiment forward to the City Council.
Commissioner McPhillips stated that it can be frustrating as a resident to maintain a parking space, to
have it taken by someone else as you drive around the block to get to the spot that was just cleared.
Chair Kavanaugh asked if there were any further questions for City Staff, seeing none he continued by
saying he is supportive of the amendment and believes that it has been thoroughly worked through to
align with the small area plan that was adopted.
Commissioner Strohmeier made a motion to make pipe and tobacco shops a prohibited use, rather than
a conditional use. Commissioner Fransmeier recommended a friendly amendment to remove nursing
homes and assisted living from the area, but allow independent living to remain as a CUP.
Commissioner Strohmeier stated that he would like to vote only on the pipe and tobacco use.
Commissioner Fransmeier seconded the motion. The Commission voted 4-2 in opposition (Strohmeier
and Fransmeier in support and McPhillips, Stevens, Kavanaugh, and Green in opposition) to making
pipe and tobacco shops a prohibited use.
Commissioner Fransmeier made a motion to make nursing homes and assisted living prohibited uses,
and to re-define senior living as independent living or multi-family and allow both under a conditional
use permit. Commissioner Stevens seconded. The Commission voted 6-0 in favor of the proposed
amendment to the zoning ordinance.
On a motion by Commissioner Green, and second by Commissioner Stevens, the item was
recommended 6-0 for approval with the changes to re-define senior living as independent living or
multi-family and allow both under a conditional use permit.
NEW BUSINESS
N/A
OLD BUSINESS
N/A
OTHER BUSINESS
Asst. Director Boike mentioned that Commissioner Leuer recently resigned from his position on the
Planning Commission, and Staff would be formally recognize him for his efforts in December.
ADJOURNMENT
ON MOTION TO ADJOURN by Commissioner Stevens, seconded by Commissioner McPhillips.
Commissioners RESOLVED to ADJOURN the November 19, 2019 regular meeting of the
Planning Commission at 7:47pm. Motion approved 6-0.

Melissa Sonnek
Community Development Coordinator
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Planning Commission Report
To:

Planning Commission

From:

Melissa Sonnek, City Planner

Date:

January 21, 2020

Conditional Use Permit, Site Plan, and Preliminary Plat Review for 1140 Robert St.
REQUEST:
On behalf of Wakota Life Center, Dan Saad is requesting the approval of the following applications in
order to construct a new 9,785 sq. ft. medical office at 1140 Robert St:
1. Site plan for the redevelopment of the property,
2. Conditional use permit to allow a medical office, and
3. Preliminary plat to combine lots.
Attachments:
Applications/Narrative/Notice
Memos from the Env. Comm. and Engineering Consultant
Submitted plans

CURRENT USES AND ZONING:

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

Use
Medical Office
Commercial
Single-family homes
Commercial
Commercial

Zoning
B3, General Business
B3, General Business
R1, Single-family
B3, General Business
B3, General Business
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1) SITE PLAN ANALYSIS:
Proposal
Wakota Life is proposing to tear down their existing 2,000 sq. ft. building at 1140 Robert St. and build
a new, two story 9,785 sq. ft. building (see attached plans). The proposed building will be located on
the same lot as the existing building (fronting Robert St.) with parking remaining at the rear of the
property. As stated in the applicant’s narrative, the proposed expansion is to accommodate
programming growth in response to the community’s evolving needs.
Building Setbacks
The B3 - General Business District requires the below listed building setbacks. The proposed site
plan/preliminary plat complies with all of the building setbacks.

Front
Rear
Side (north)
Side (south)

Req. Setbacks
10 – 40 ft.
20 ft. min
0 ft. min.
0 ft. min.

Proposed Setbacks
13.3 ft.
50 ft.
0 ft.
0 ft.

Parking Setbacks
The B3 - General Business District requires the below listed parking setbacks.

Front
Rear
Side (north)
Side (south)

Req. Setbacks
Not Permitted
10 ft. min
0 ft, min
0 ft, min

Proposed Setbacks
N/A
0 ft.
0 ft.
0 ft.

The proposed site plan complies with all of the parking setbacks as detailed, with the exception of the
rear parking lot setback. Despite the fact that the rear parking setback is located on the Raddatz lot
(east half of the parking lot is owned by Raddatz Dance Studio with the west half owned by the
applicant), since the eastern lot is not owned by Wakota Life, the City is unable to require that the
adjacent property be brought into compliance. The two properties are currently in negotiation to repave
and restripe the entire parking lot and to install curb and landscaping on the eastern most side of the
property. The City is intending to plant the boulevard area to match the adjacent properties.
Parking Counts
The proposed site plan includes a total of 15 parking stalls in the Wakota side of the parking lot located
behind the building. Based on the size of the new building, the site would need a total of 37 parking
stalls to be in compliance with the code.
In order to provide the additional required parking, Wakota has obtained two parking agreements from
adjacent properties; Twin Ventures at 1152 Robert has agreed to share 14 parking stalls and Rivera
Chiropractic has agreed to share 10 parking stalls. With these parking agreements in place (see
attachments), Wakota is able to provide the number of parking stalls required by code without a
variance.
The code does allow for shared parking across multiple properties, as long as there is enough parking
for each use. As such, City Staff is recommending a condition of approval that Wakota Life is to
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maintain the minimum number of parking spaces required by code. If Wakota is unable to provide the
necessary parking (i.e. a parking agreement is terminated) then the conditional use permit may be
revoked.
Drive Aisle and Parking Stall Dimensions
The submitted plans call for one-way circulation through the parking lot. The zoning ordinance allows
for a minimum one-way drive aisle width of 15 feet. The proposed parking lot layout meets this
requirement. In regard to parking stall dimensions, the proposed layout calls for 9’ x 20’ parking stalls
and 9’ x 23’ parallel parking stalls, both of which meet minimum requirements.
Curbing
The proposed site plan only includes curbing for a proposed sidewalk at the rear of the new building.
The zoning ordinance requires curbing for all commercial parking lots. Since the existing parking lot is
being modified as part of this project, typically the site plan process would require that the entire lot be
brought into compliance with this requirement. However, this parking lot is unique in that all of the
adjacent parking lots are also legal non-conforming and do not have curbing. Based on this and the
proposed shared parking across multiple properties, Staff does not believe it is necessary to require
curbing along the west, south, and north property lines.
Site Access and Sidewalk Connectivity
Vehicular access to the Wakota lot will be provided via an existing curb cut on Westchester Place, at
the rear of the property through the Raddatz parking lot. Pedestrian access to the new building will be
provided by a sidewalk from the public sidewalk on Robert St. to the front door, as well as through a
door at the rear of the building.
Lighting
The applicant is not proposing exterior lighting as part of the project. Should the applicant opt to
include exterior lighting in the future, all lighting shall be subject to the zero foot-candle requirement at
all property lines.
Landscaping
The property currently has a small lawn between the Robert St. sidewalk and the front of the building.
There are currently no trees on-site. The landscaping portion of the zoning code outlines a requirement
of one quality tree per 20 lineal feet of property line, which equates to 30 trees. The proposed
landscape plan calls for a smaller/reduced green space in the front yard setback, which will include 3
deciduous Swedish Aspen trees and 16 Juniper bushes.
Staff is comfortable recommending approval of the proposed landscaping due to relatively small
amount of impervious surface being added. Staff also believes that the proposed landscaping area
would not be able to support a larger number of mature trees.
Environmental Committee Review
The Environmental Committee reviewed the proposed landscape plan at their December 4, 2019
meeting. The Committee discussed the plan, including looking at aerial images of the existing
conditions. Members were fine with the proposed number and variety of trees, and the choice of
bushes. There was some concern about the increase in impervious surface are and the plan for
stormwater treatment. Members agreed that a green roof would be a great addition to this development.
There was also a short discussion about dressing up the rear parking area. Members would like to see
native plantings in this area and not just a mowed lawn.
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The Environmental Committee recommended approval of the plans with following additional
recommendations:
1. The applicant is encouraged to use “pollinator friendly” native plants that were not treated with
“neonicotinoids”,
2. The applicant is encouraged to consider a green roof for stormwater treatment,
3. The applicant is encouraged to utilized dark sky technology for exterior lighting, and
4. The applicant is encouraged to include native plantings in rear yard landscape buffer.
Staff is requiring as a condition of approval that the applicant consider the recommendations of the
Environmental Committee.
Construction Materials
The applicant is proposing a combination of cement based lap siding (primary material), masonry
(primary material), aluminum storefront (primary material), and metal (secondary material). The
proposed materials adhere to the requirements of the zoning ordinance.
Window Coverage
The submitted plans show an adequate amount of window coverage on the east and west elevations.
The code requires that buildings maintain a minimum of 40% window coverage for walls that face a
street, parking lot or open space. Since the proposed southern elevation does not meet the minimum
window coverage requirement, City Staff is requiring as a condition of approval that the applicant alter
the building elevations to incorporate at least 40% window coverage on the southern elevation.
Typically, City Staff would recommend the same for the northern elevation as well. However, the
applicant is unable to provide the necessary windows on the northern elevation due to the proximity of
the proposed building to the building to north (DulceMex – Candy Store). Building code does not
allow for any openings on the northern side of the building, as a method for fire prevention/slowing.
Visual Relief
In the B3 – General Business district, all exterior walls that face a street, parking lot, or open space,
which in this case is all sides, must not exceed 60 feet in length without visual relief. Visual relief can
be accomplished by meeting two of the below listed criteria:





The façade is divided architecturally with different materials and textures,
There are horizontal offsets of at least two feet in depth,
There are vertical offsets in the roofline of at least two feet, and
The windows on the first floor are recessed horizontally at least one foot.

The submitted plans detail that the east, west, and south elevation meet this requirement; however, the
northern elevation does not. Therefore, City Staff is requiring as a condition of approval that the
applicant revise the plans to incorporate at least two of the visual relief criteria into the northern
elevation in order to meet the code requirements.
Mechanical
The submitted plans do not include details on mechanical protrusions. As such, City Staff is requiring a
condition of approval that all mechanical protrusions are properly screened as per section 153.032 (F).
Trash Enclosure
The submitted plans do not include a trash enclosure. Staff inquired as to whether or not the applicant
was planning to include exterior trash and the applicant stated that they are planning to include an
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enclosure at the southwest corner of the parking lot. If the applicant opts to include an enclosure, Staff
is recommending a condition of approval that inclusion of exterior trash containers require a trash
enclosure as detailed in Section 153.032 (F)(6) of the zoning ordinance.
Signage
The proposed plans do not include specifics on 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 stormwater
requirements for the project.
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 January
8, 2020.
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.

2) CONDITIONAL USE PERMIT ANALYSIS
Zoning Ordinance
§ 153.171 CONDITIONAL USES.
Within the B3 - General Business District, no structure or land shall be used for the following uses,
except by conditional use permit:


Dental or medical office or clinic;

The B3 District requires a Conditional Use Permit for all medical offices. The existing business
predates this requirement. Therefore, the business has been operating as a legal non-conforming use.
The request to redevelop the property triggers the need to bring the use into compliance by obtaining a
Conditional Use Permit.
Business Overview
Wakota's medical services include pregnancy testing and ultrasounds. They partner with Dr. Timothy
Hernandez from Entira Family Clinics to interpret ultrasounds, providing 550 medical services in 2018.
Their material assistance program provides women and families maternity clothes, baby clothing
through size 3T, diapers, wipes, car seats, high chairs, portable cribs, etc. Clients can come once a
month to pick up diapers and clothes.
In 2018, Wakota distributed more than 99,000 diapers and 680 large baby items, such as car seats,
portable cribs, strollers, and high chairs. They also offer family life education classes, which cover
topics from natural fertility options and childbirth to breastfeeding and parenting. Other classes include:
finance/budgeting, food/nutrition, healthy relationships, and employment. They are looking to add a
mental health practitioner as well as part of the expansion.
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Employees
Wakota currently has four full-time employees and five part-time employees. After completion of the
new building, the applicant expects to add one additional full-time employee and one additional parttime employee in year one and again in year two.
Hours of Operation
Monday–Friday, 9 AM-5 PM

3) PRELIMINARY PLAT ANALYSIS:
Since the subject property was not previously platted, the City is requiring that the applicant plat the
property (see attached preliminary plat drawing). The existing property consists of two un-platted
parcels, the proposed plat would result in one parcel/lot consisting of .30 acres.

STAFF RECOMMENDATION:
Staff recommends APPROVAL of the SITE PLAN to allow for the construction of a new medical
office building at 1140 Robert St. subject to the submitted plans and the following conditions:
1.

Council approval of the corresponding conditional use permit and plat applications,

2.

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

3.

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,

4.

The applicant shall alter the building elevations to incorporate at least 40% window coverage on
the southern elevation prior to submitting building permit applications,

5.

The applicant shall revise the plans to incorporate at least two of the visual relief criteria on the
northern elevation,

6.

The applicant shall ensure that all mechanical protrusions are properly screened as per section
153.032 (F) of the code,

7.

The applicant shall ensure that any/all trash enclosures comply with section 153.032 (F)6 of the
zoning code,

8.

The applicant shall ensure that all signage meet the requirements of Section 153 of the zoning
code,

9.

The applicant shall adhere to the recommendations of the Environmental Committee per the
attached memo dated December 11, 2019.

10. The applicant shall adhere to all items outlined in the WSB Engineering Memo dated January 8,
2020, and
11. The applicant shall enter into a stormwater management agreement with the city for the
proposed stormwater filtration basin.
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Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow a Medical Office
in a B3, General Business District at 1140 Robert St. subject to the following condition:
1.

Council approval of the corresponding site plan and plat applications, and

2.

The property is to maintain the minimum number of parking spaces required by code.

Staff recommends APPROVAL of the PRELIMINARY PLAT for 1140 Robert St. subject to the
submitted preliminary plat drawing and the following conditions:
1. Council approval of the corresponding conditional use permit and site plan applications,
2. The applicant shall submit a final plat for formal review by the Planning Commission and City
Council within one year,
3. Upon submittal of the final plat, the applicant shall include 10 foot drainage/utility easements
along the front property line and a 5 foot drainage/utility along all interior property lines with
the exception of those areas covered by the proposed building, and
4. The applicant shall record the final plat at Dakota County prior to issuance of a building permit
to construct the new building.
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WAKOTA – SITE PLAN REVIEW APPLICATION
WHAT WILL BE THE EFFECT ON THE EXISTING AND ANTICIPATED TRAFFIC CONDITIONS, INCLUDING
PARKING FACILITIES AND ADJACENT STREETS?
Existing Traffic Conditions:
The existing joint parking facility provides approximately thirty (30) parking stalls by combining
both Wakota Life Care Center, Inc. (Wakota) and Raddatz Dance Studio (Raddatz) properties. In
addition to that, approximately five (5) street parking spaces are also available along Westchester
Place (see Exhibit “B”).
Based on the current zoning ordinance (Sect. 153.348-R), Wakota is required to provide ten (10)
stalls and Raddatz twenty-four (24). Although the sum of these numbers exceeds the thirty (30)
stalls currently available, Wakota and Raddatz business hours do not coincide and the parking
requirements are not computed concurrently.
Anticipated Traffic Conditions:
The proposed improvements only include resurfacing the parking area within Wakota’s newly
plated property, but take in consideration capacity for parking spaces available also in Raddatz,
Twins Venture LLC (Twins) and Rivera Chiropractic Center lots, which are within the one hundred
(100) feet maximum distance limit for joint parking facilities as stipulated in the zoning ordinance
(Sect. 153.346-F). The total number of stalls required is of 105, while 114 are being provided as
shown in the table below, exceeding the minimum parking stalls required by the city ordinance
(Sect. 153.348).
Shared Parking lot Calculations:
Wakota:
Twins
Rivera
Raddtaz
Total Provided:

Required:
37
16
28
24
105

Provided:
15
30
45
24
114

9 Surplus stalls

In summary and for the reasons stated above, construction of the new proposed clinic won’t have any
effect on the existing traffic conditions and will remain relatively the same as the required increase in
number of parking spaces is of only seven (7) stalls, from thirty (30) existing to thirty-seven (37) required.
The parking lot will be constructed meeting city ordinances, applicable codes and with safety in mind,
including ADA accessible stalls.
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CITY OF WEST ST. PAUL, MN
NOTICE OF PUBLIC HEARING

The listed items below will be a Public Hearing at the Planning Commission Meeting Tuesday,
December 17, 2019 at 7:00 pm and a Public Hearing at the City Council Meeting Monday,
January 13, 2020 at 6:30 p.m.:
PC Case 19-15 – Conditional Use Permit, Site Plan, and Preliminary Plat review for
the construction of a new medical office building at 1140 Robert St. – Dan Saad
If you have any questions regarding the hearing item listed above, please contact Ben Boike,
Assistant Community Development Director/City Planner at (651) 552-4134.
______________________________________________________________________________
For Informational Purposes Only – Not for Publication
Shirley Buecksler
City Clerk
Published:
Posted:

December 8, 2019
Twin Cities Pioneer Press
December 4, 2019
City of West St. Paul

TO:
THROUGH:
FROM:
DATE:

Asst. Community Dev. Dir.
Asst. Parks & Recreation Dir.
Environmental Committee
December 11, 2019

SUBJECT:
CASE #19-15 – Site Plan approval for Wakota Life Care Center at 1140 Robert St.

BACKGROUND INFORMATION:
At the December 4, 2019 Environmental Committee (EC) meeting, members reviewed
the Site Plan submitted by Dan Saad, for the construction of a new medical/office
building at 1140 Robert St. The Committee discussed the plan, including looking at
aerial images of the existing conditions. Members were fine with the proposed
number and variety of trees, and the choice of bushes. There was some concern
about the increase in impervious surface and the plan for stormwater treatment.
Members agreed that a green roof would be a great addition to this development.
There was also a short discussion about dressing up the rear parking area. Members
were happy to see the recommendation to add a ten foot landscaped buffer and would
like to see native plantings in this area and not just a mowed lawn. Members are
recommending approval of the plans with following recommendation:
• They strongly encourage the developer to use “pollinator friendly” native
plants that were not treated with “neonicotinoids”,
• The addition of a green roof to treat stormwater onsite.
• Make sure all exterior lighting is Dark Sky compliant, and
• Include native plantings in rear yard landscape buffer.

RECOMMENDATION:
Environmental Committee members approve the site plan for the construction of a
new medical/office building at 1140 Robert St., with the recommendations listed
above.

701 XENIA AVENUE S | SUITE 300 | MINNEAPOLIS, MN | 55416 | 763.541.4800 | WSBENG.COM

Memorandum
To:

Ross Beckwith, PE
Melissa Sonnek

From:

Kendra Fallon, EIT

Date:

January 8, 2020

Re:

Wakota Center Stormwater Review
WSB Project No. 013770-000

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

Wakota Plans 11-22-19
Wakota Stormwater Calcs
Drainage Areas Map
19-136 WAKOTA CENTER PROPOSED
19-136 WAKOTA CENTER PROPOSED DRAINAGE AREAS
19-136 WAKOTA CENTER existing
19-136 WAKOTA CENTER EX DRAINAGE AREAS

The project will disturb less than an acre which does not require an NPDES permit and does not
trigger water quality requirements. City rate control requirements are still required to be met for
this project. The following comments should be addressed as the project moves forward:
General
1. The storm structure proposed to tie into is within the MnDOT right of way. Applicant will
need to get MnDOT approval to tie into the proposed structure. In addition, the applicant
should confirm the tie-in is feasible based on the existing inverts at the tie-in structure.
These existing inverts should be called out on the plans.
Plans
1. Applicant should clarify if the use and the design of the infiltration trench.
a. Applicant should confirm the trench is being designed to infiltrate. If the trench is
designed to infiltrate, exfiltration should be added to the proposed modeling.
b. Applicant should clarify how runoff is supposed to get into the trench. For example,
will roof drains be connected into the trench, will there be open castings on the
structures at the ends of the trench, or is drainage expected to infiltrate through the
surface.
c. The plan view shows the trench is proposed to be 10'x10'x43'. The 'Infiltration Trench
Detail' shows there will be eight feet of rock overtop the 24" HDPE pipe. However,
the elevations listed in the "Infiltration Trench Profile" detail don't show eight feet of
separation between the rim elevation and the invert of the HDPE pipes.
d. The sanitary and watermain from the building are shown going through the trench.

K:\013770-000\Admin\Received from Applicant\Phase 008 - Wakuta Life Center Expansion\Submittal 20191122\013770-000 Wakota Center Stormwater Review
20200108.docx

Wakota Center Stormwater Review
January 8, 2020
Page 2

2. The 'Stormwater Management Notes' sheet should be updated for this project. For
example, it lists 0 acres of existing impervious even though there is existing impervious
present.
Modeling
1. An MSE 3 distribution should be used for all modeled storm events.

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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