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West St. Paul, MN 55118
651-552-4100
www.wspmn.gov

CITY OF WEST ST. PAUL, MN
NOTICE OF PUBLIC HEARING
The listed item below will be a Public Hearing at the Planning Commission Meeting Tuesday,
March 16, 2021 at 6:30 pm and a Public Hearing at the City Council Meeting Monday, March
22, 2021 at 6:30 pm:
PC Case 21-01 – Site Plan and Conditional Use Permit Applications for the
Construction of a Drive-Thru Lane at 1608 Robert St. S. – Jimmy John’s
If you have any questions regarding the hearing item listed above, please contact Melissa
Sonnek, City Planner at (651) 552-4134.
______________________________________________________________________________
For Informational Purposes Only – Not for Publication
Shirley R Buecksler
City Clerk
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Planning Commission Report
To:

Planning Commission

From:

Melissa Sonnek, City Planner

Date:

March 16, 2021

Site Plan and Conditional Use Permit for the Construction of a Drive-Through Lane
at 1608 Robert St. – Jimmy John’s
REQUEST:
Core States Group, on behalf of Spin the Planet, has submitted applications for a site plan and
conditional use permit review for the construction of a drive-through lane in the B6 – Town Center
Mixed-Use Zoning District at 1608 Robert St. Since only the parking lot would be altered by this
proposal, a full site plan review was not necessary.
PROPOSAL:
With the increased interest around drive-through business, Jimmy John’s is proposing to construct a
drive-through on the southern side of their parcel. When originally constructed, this site had an access
directly onto Robert St. Therefore the southern parking lot was able to service vehicles traveling on
Robert, while the east parking lot was able to serve those from Wentworth Ave. Since the Robert Street
re-construction, the western access has been closed, leaving the southern parking area more removed
from the rest of the site. The proposed drive-through will offer a revitalized use for this area of the site.
Attachments:
Applications and Public Notice
Memo from WSB Eng.
Submitted plans

SUBJECT
PROPERTY

1|Page

CURRENT USES AND ZONING:

Subject Property

Use
Commercial

Zoning
B6 – Town Center Mixed-Use

(Verizon & Jimmy John’s)

Properties to North

B6 – Town Center Mixed-Use

Commercial
(Noodles & Co.)

Properties to East

B4 – Shopping Center

Commercial
(Walmart)

Properties to South

B6 – Town Center Mixed-Use

Commercial
(Taco Bell)

Properties to West

B6 – Town Center Mixed-Use

Commercial
(LA Fitness)

SITE PLAN ANALYSIS:
Building Setbacks
The zoning ordinance setbacks for the B6 – Town Center Mixed-Use District is as follows:
Front
(Robert St)

Rear
(east)

Side (North)
Adjacent to Street

Side
(South)

Code Setbacks

Existing Setbacks

10 – 40ft.

12ft.

20ft. min.

87ft.

10 – 30ft.

10ft.

0ft.

75ft.

Parking Setbacks
The B6 district requires the below listed parking setbacks:

Front
(Robert St)

Rear
(east)

Side (North)
Adjacent to Street

Side
(South)

Code Setbacks

Proposed Setbacks

Not Permitted

N/A

10ft. min.

10ft.

10ft. min.

6ft.*

0ft.

5ft.
*Approved as a part of the Planned Development (PD).

The submitted plans show the drive-through lane extending approximately six feet closer to the western
property line than the building. The zoning code does not allow parking or drive-through lanes to be
located in the front yard. Therefore, City Staff is recommending as a condition of approval that the
drive-through lane be shifted at least 6 feet east. The applicant has stated they are willing to do this,
however it will likely result in the loss of one parking stall.
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Parking Stall Counts
The site currently has 38 stalls, while the code minimum requires 19. By adding the drive-through, the
site will reduce its parking down to 24 stalls, which still exceeds the code minimum. Additionally, with
the shift of the drive-through lane 6ft to the east, this will reduce the proposed parking down to 23 stalls
in total.
The business owner has multiple other Jimmy John’s restaurants throughout the Twin Cities metro area,
some of which have drive-throughs. During peak business hours, the drive-through see between 5-6
cars at a time, while only 1-2 cars during off-peak times. The proposed drive-through layout allows for
sufficient stacking room for 12 vehicles. Therefore, City Staff is comfortable with the proposed
stacking.
Drive Aisle and Site Access
The site access will remain off of Wentworth Ave. (through the Walmart parking lot). Similarly, the
drive aisles on the northern half of the site will remain unchanged. The proposed drive-through has a
by-pass lane as required by code.

Parking Stall Dimensions
All parking stalls meet the required minimums, 20ft deep and 9ft wide.
Curbing
The proposed parking lot will include B612 curbing as required by code.
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Lighting
The lighting on site is expected to remain the same. Therefore, no additional review was performed
around lighting specifics.
Landscaping
Landscaping on site will remain the same as it is currently. Therefore, no additional review was
performed on the landscaping specifics.
Construction Materials/Design
Similar to multiple other elements, the building exterior will remain unchanged with the exception of the
added pick-up window. The existing building complies with building material requirements with
primarily stone and the 40 percent window coverage.
Signage
As detailed under the conditions of a drive-through use, the code requires that all electronic speaker
devices (such as menu boards) must not be audible beyond the property line.
Engineering/Stormwater Review
The site plan was reviewed by an engineering consultant to specifically review storm water run-off and
rate control, as well as water quality and erosion control for the site. WSB detailed multiple measures
for the applicant to address throughout the project process such as proper permitting and rate control for
all major storm events. Therefore, City Staff is recommending as a condition of approval, that the
applicant adhere to all items outlined in the WSB Engineering Memo dated March 4, 2021.

CONDITIONAL USE PERMIT ANALYSIS:
Zoning Ordinance
Section 153.156, states that no structure or land shall be used for the following uses, except by
conditional use permit:
(D) – Drive-through lanes, subject to the following provisions.
(1) They are not permitted in a front yard or within the setback area.
(2) Adequate stacking distance must be provided, as determined by the city, which
does not interfere with other driving areas, parking spaces or sidewalks.
(3) Electronic speaker devices must not be audible beyond the property line and must
not be operated between 10:00 p.m. and 7:00 a.m.
(4) Screening of automobile headlights must be provided. Screening must be at least
three feet in height and fully opaque, consisting of a wall, fence, dense vegetation,
berm or grade change or similar screening as determined by the city.
(5) A by-pass lane must be provided, allowing autos to exit the drive-through lane
from the stacking area.
Employees
The store, in total, employs about 15 people, while 4 to 6 work during an average shift. The addition of
the drive-through is not expected to increase or decrease the number of employees.
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STAFF RECOMMENDATION:
Staff recommends APPROVAL of the SITE PLAN to allow for the construction of a drivethrough lane at 1608 Robert Street, subject to the submitted plans and the following conditions:
1.

The approval of the site plan is contingent upon the approval of the corresponding conditional
use permit application,

2.

The site plan shall be revised to move the drive-through lane east so that it is not closer to the
west property line than the building is,

3.

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

4.

The applicant shall adhere to all items outlined in the WSB Engineering Memo dated March 4,
2021.

Staff recommends APPROVAL of the CONDITIONAL USE PERMIT to allow a drive-through
lane in a B6 – Town Center Mixed-Use district at 1608 Robert Street, subject to the submitted
plans and following conditions:
1. The approval of the conditional use permit is contingent upon the approval of the corresponding site
plan application.
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Memorandum
To:

Ross Beckwith, PE
Melissa Sonnek

From:

Kendra Fallon, EIT

Date:

March 4, 2021

Re:

Jimmy John’s Stormwater Review
WSB Project No. 013770-000

The following documents were submitted on February 12, 2021 by Core States 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:
•
•

Storm Water Calculations – Jimmy John’s West St. Paul MN-SIGNED
Jimmy John’s – West St. Paul MN (1608 S Robert St) – Civil Documents-SIGNED

The project will disturb under an acre of land which triggers rate control and erosion control
requirements. The following comments should be addressed as the project moves forward:
Plans
1. While a SWPPP is not required because the project will not disturb an acre, erosion and
sediment control measure should be shown on the plans.
2. The datum being used should be noted on the plans.
Modeling
1. Rate control is required for the 2-, 10- and 100-year storm events. Applicant should
include the existing and proposed discharge rates for the 2-year event.
2. Hydraflow modeling should utilize the MSE 3 distribution.
3. The drainage area maps show a change in the CN for Pre-1/Post-1 however based on
the plans it does not appear that there is work proposed in that portion of the site.
Applicant should update the model/drainage area map accordingly.
4. There is a change in the size of the Pre-1/Post-1 drainage area however the modeling
does not reflect this difference.
a. The drainage areas in the model don’t match the areas shown in the drainage
area maps which appears to be due to the fact that the model inputs are rounded
to the nearest hundredth of an acre and the drainage area map goes to the
thousandth of an acre. The model inputs should match the drainage area maps
or the applicant should note why the discrepancy is present (ex. if the model
does not allow for area inputs to the thousandth).
We request the applicant respond with how each comment above has been addressed. Please
reach out with any questions concerning the comments provided in this memo.
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