Planning Commission Report
To:

Planning Commission

From:

Ben Boike, Assistant Com. Dev. Dir.

Date:

October 15, 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 and Planning Document Info
Letters from Neighboring Property Owners/Letters of Opposition
Copies of submitted plans
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EXISITING LAND USE/ZONING:
Subject Property
Properties to North
Properties to East
Property to South
Properties to West

Land Use
Vacant
Single-family homes
Vacant
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 Met Council 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), which opened in July. According to the developer of that
project, all the units are occupied or have signed leases. This suggests that the market is strong for new
market rate apartment development.
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, open natural areas with native plantings, and a loop trail
around the pond.
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In addition, the subject property is directly adjacent to the proposed HyVee store and in close proximity
to the library (potentially connected via a loop trail around the pond), restaurants and retail along Robert
St., as well as transit opportunities on Robert, Thompson, and Oakdale.
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 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). As the attached narrative
submitted by the applicant states, 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.
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Therefore, per ordinance, 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 (currently under construction). During the review of the DARTS project (2018), the
City’s financial consultant (Ehlers) provided a list of comparable multi-family projects in the metro area.
In comparing that list to this project, 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 east toward the middle of the property, the soils are
unbuildable and require extensive soil correction. 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 recommended by Staff, the applicant revised the original plans by relocating
the northern east-west row of parking to the east side of the parking lot. In doing so, the applicant has
improved the non-conformity of the parking lot and reduced impact to the neighboring single-family
homes to the north. That said, the proposed parking stalls located between the northernmost portion of
the building and Thompson Ave do not adhere to the setback requirement (see highlighted area below).
The Planned Development process allows flexibility for setbacks without the need for a variance.
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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 prefers 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. A consultant has been hired and initial findings
regarding access should be available prior to the meeting. 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 257 parking
stalls (1.67 stalls per unit), 134 surface stalls, 105 underground stalls, and 18 proof of parking stalls.
Per the submitted narrative, 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.
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.
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Stormwater Pond
The applicant is proposing to treat stormwater resulting from the building and parking lot through a
pond on the northeast side of the property (see below). The city’s engineering consultant reviewed the
proposed grading/stormwater plan and provided recommended revisions (discussed later).

Staff is aslo recommending a condition of approval requiring the applicant to revise the grading plan to
either capture or divert stormwater from entering the neighboring property to north in the area circled in
red below.

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 western
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property line (see below). Per recommendation of Staff, the applicant has revised the original grading
plan to maintain the existing tree line.

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). The applicant has also
revised the plans to include a berm between the parking lot and the property line to the north.
However, to provide additional screening, Staff is recommending a condition of approval requiring that
the proposed berm be extended to the east and relocate the proposed pet park to the area south and east
of the parking lot.

The proposed plans do not include screening in the two highlighted areas below. As a result, Staff is
recommending a condition of approval requiring additional screening in these areas according to Section
153.032(E)(4), which requires landscaping or maintenance free fencing.
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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. In
order to provide further clarity on the size/type of trees and their location within the subject property, the
applicant has completed a tree inventory for the property (included in the attached civil plans). The
applicant is proposing to maintain a total of 127 caliper inches of trees (mainly along the western
property line) while removing a total of 386 caliper inches of quality trees. Therefore, based on the 30
percent replacement rule, the applicant is required to plant a minimum of 116 caliper inches of new
quality trees. The applicant is proposing a total of 182 caliper inches of new quality trees. As a result,
the proposed landscape plan complies with 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 65 quality trees
(45 over-story trees and 20 conifers) as well as 8 ornamental trees, totaling 73 new 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 October 2, 2019 Environmental Committee meeting, members reviewed the submitted landscape
plan. The Committee had another thorough discussion of the plan, including looking at aerial images of
the existing conditions. Members were happy to see a tree inventory, and the many changes to the site
plan since their initial review in September. They were especially happy to see the developer
maintaining most of the tree line on the western property line. They also liked the reconfigured parking
lot layout and additional berm to keep headlights from shining directly into the northern properties.
Members are recommending approval of the plans with the following recommendations:
• The Environmental Committee encourages the builder/investor to look into Dark Sky Compliant
lighting as well as Green Roof Construction;
• The committee would like to see the developer either maintain the existing fence on the northern
property line, or work with those residents to establish a new fence; and
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•

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

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. However, the plans do not include a sidewalk connection from Thompson Ave to the front of
the building. Therefore, 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 revised site plan includes a small pet park area located between the parking lot and the northern
property line (see below). Due to its close proximity to the neighboring single-family homes to the
north, Staff is 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.
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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.
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.
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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.
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 15.61 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
with the exception of the area labeled “future possible amenity area”.

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 per the attached memo dated September 9, 2019, 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.
Letters from Neighboring Property Owners
Staff received three letters from neighboring property owners. The three letters from the neighboring
property owners outline the neighbors overall opposition to the proposed project. However, the letters
include suggestions/questions pertaining the site plan should the project be approved. Staff has
incorporated many of the suggestions that have either been addressed through plan revisions by the
applicant or included as recommended conditions of approval, 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,
 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 (plans have been revised accordingly),
 Providing a berm between the parking lot and the properties to the north (recommended
condition to expand the berm to the east).
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Relocation of the “pet park” to the east side of the property (recommended condition of
approval),
Maintaining the existing tree line along the west property line (plans have been revised
accordingly),
Shifting of the building south and limiting the views from apartments to the properties to the
north (previous change prior to plan submittal).

Letters of Opposition
Staff also received and a total of 54 petition letters opposing the project, representing a total of 35
addresse (see attached). For context, the maps below depicts the 35 addresses, 29 of which are located
within close proximity of the subject property (six addresses are more than a half mile from the subject
property). Staff has included copies of the letters as an attachment for reference. The letters state the
signees overall opposition to the project, specifically stating that: “the project is not a suitable
development for the site and it negatively impacts the entire Thompson Oaks neighborhood.”
Extended View Map – Letters of Opposition

Zoomed in Map – Letters of Opposition
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Staff understands the concerns raised by adjacent residents regarding the proposed development.
However, Staff believes that the proposed revisions and recommended conditions of approval will help
mitigate the impact of the proposed development on the neighboring properties. In addition, it is Staff’s
opinion that based on the recently adopted Comprehensive Plan the developer is entitled to developing
the property for multi-family use as proposed.
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. Should the county require relocation of access, revise the site plan accordingly.
b. Revise the grading plan to either capture or divert stormwater from entering the
neighboring property to north, just west of the proposed access drive.
c. Revise the grading plan by extending the proposed berm located between the north side
of the parking lot and the northern property line east to the driveway. The proposed
landscaping in this area must remain as detailed in the landscape plan.
d. Revise the site plan and/or landscape plan by providing screening adhering to Section
153.032(E)(4) along the western property line adjacent to the driveway and along the
northern property line adjacent to the west wing of the building.
e. Include an irrigation plan.
f. Work with Dakota County in revising the grading plan to accommodate the River to
River regional trail on the south side of the property.
g. Revise the site plan to include a sidewalk connection from Thompson Ave to the front
entry of the apartment building.
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h. Revise the submitted lighting plan to adhere to the zero-foot candle lighting requirement
at all property lines.
i. Revise the site plan by re-locating the proposed pet park to the east side of the main
parking lot or the east side of the building.
4.

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

5.

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

6.

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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