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Site Plan

More Space 
Self-Storage

1777 Oakdale Avenue
West St. Paul, MN

Planning Review Summary

Site Statistics:
Site Area      92,853   SF

        2.13   Acre
Property Zoned      I-1 - Light Industrial
Allowed Use    Storage
Proposed Use Storage (Climate Controlled Self-Storage)

Setback Statistics:
Building Setback - Street Right of Way (Oakdale Ave)         100   Feet
Buiilding Setback - Side Yard 10   Feet
Building Setback - Rear Yard 20   Feet
Parking Setback - Street Right of Way (Oakdale Ave) 10   Feet

Building Area Statistics:
Proposed Building Footprint     40,062   SF
Proposed Building Total Gross Floor Area (GFA)   122,739   SF
Proposed Building Area Percentage     43.1%
Maximum Allowed Builing Area Percentage     50.0%

Lot Coverage Statistics:
Total Site Impervious Area - Parking / Sidewalk     17,791   SF
Total Proposed Building Area     40,062   SF
Total Proposed Landscape Coverage     35,000   SF
Total Proposed Landscape Percentage     38%

Parking Statistics:
Parking Proposed (Self-Service Storage) 1 stall per 2,000 SF GFA   122,739 GFA / 2000 = 61
Parking Provided

Exterior 12 Stalls
Exterior Proof of Parking 41 Stalls
Interior (Parking Along one-way Aisle)   9 Stalls
Total Stalls Provided 62 Stalls

1" = 20'-0"CS01

A1 Site Plan
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5/

20



Floor 1
100' - 0"

Floor 2
116' - 0"

Jst Brg
140' - 0"

Floor 3
128' - 0"

Prefinished metal parapet cap

Raked finish exposed aggregate
architectural precast concrete panel

Flat finish exposed aggregate
architectural precast concrete panel

Prefinished metal 
ACM panel overhang

Wall mounted light fixture

Anodized aluminum and glass 
overhead door

Floor 1
100' - 0"

Floor 2
116' - 0"

Jst Brg
140' - 0"

Floor 3
128' - 0"

Prefinished metal parapet cap

Raked finish exposed aggregate
architectural precast concrete panel

Flat finish exposed aggregate
architectural precast concrete panel

Prefinished metal
ACM panel overhang

1
4

' 
- 

0
"

Wall mounted light fixture

Anodized aluminum and glass 
overhead door

Floor 1
100' - 0"

Floor 2
116' - 0"

Jst Brg
140' - 0"

Floor 3
128' - 0"

Prefinished metal parapet cap

Internally lit channel letter sign

Raked finish exposed aggregate
architectural precast concrete panel Flat finish exposed aggregate

architectural precast concrete panel

Flat finish exposed aggregate

4
' 
- 

0
" 2

' 
- 

0
"

Aluminum curtainwall

Wall mounted light fixture

Prefinished metal
ACM panel overhang

Floor 1
100' - 0"

Floor 2
116' - 0"

Jst Brg
140' - 0"

Floor 3
128' - 0"

Prefinished metal parapet cap

Raked finish exposed aggregate
architectural precast concrete panel

Flat finish exposed aggregate
architectural precast concrete panel

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

A

B

C

D

E

F

G

H

J

K

L

M

A

B

C

D

E

F

G

H

J

K

L

M

©
 C

O
P

Y
R

IG
H

T
 B

Y
 C

N
H

 A
R

C
H

IT
E

C
T

S
, 

IN
C

.

7
3

0
0
 W

E
S

T
 1

4
7
T

H
 S

T
R

E
E

T
  
S

U
IT

E
 5

0
4
  

A
P

P
L
E

 V
A

L
L
E

Y
, 
M

N
 5

5
1
2

4
-7

5
8
0
  

(9
5
2

) 
4

3
1
-4

4
3
3

CNH NO.:

2 3 4 5 6 7 8 9 10 11 12 13 14 151

I 
H

E
R

E
B

Y
 C

E
R

T
IF

Y
 T

H
A

T
 T

H
IS

 P
L
A

N
, 

S
P

E
C

IF
IC

A
T

IO
N

, 
O

R
 R

E
P

O
R

T
 W

A
S

 P
R

E
P

A
R

E
D

 B
Y

 
M

E
 O

R
 U

N
D

E
R

 M
Y

 D
IR

E
C

T
 S

U
P

E
R

V
IS

IO
N

 A
N

D
 T

H
A

T
 

I 
A

M
 A

 D
U

L
Y

 L
IC

E
N

S
E

D
 A

R
C

H
IT

E
C

T
 U

N
D

E
R

 T
H

E
 

L
A

W
S

 O
F

 T
H

E
 S

T
A

T
E

 O
F

D
A

T
E

:
L
IC

. 
N

O
.:

2
1
2
3
4

Q
u
in

n
 S

. 
H

u
ts

o
n

P
R

IN
T

 N
A

M
E

:

S
IG

N
A

T
U

R
E

:

REVISIONS:

DATE:

C
:\
U

s
e
rs

\e
n
e

ls
e

n
\D

o
c
u

m
e

n
ts

\1
9

1
2

2
 -

 M
o

re
 S

p
a
c
e

 -
 W

e
s
t 

S
t.

P
a

u
l_

E
N

e
ls

e
n

.r
v
t

5
/5

/2
0

2
0
 1

:2
5

:2
6

 P
M

NOT FOR CONSTRUCTION

C
S

0
2

M
o

re
 S

p
a

c
e
 -

W
e

s
t 
S

t.
 P

a
u

l

1
7
7
7
 O

a
k
d
a
le

 A
v
e
n
u
e

W
e
s
t 

S
t.

 P
a
u
l,
 M

N

19122

5/6/2020

3
/2

7
/2

0
2
0

M
IN

N
E

S
O

T
A

Exterior
Elevations

1/16" = 1'-0"CS02

G1 North Elevation

1/16" = 1'-0"CS02

A1 South Elevation

1/16" = 1'-0"CS02

K1 East Elevation

1/16" = 1'-0"CS02

D1 West Elevation

East Elevation
Raked exposed aggregate precast 17.6%
Flat exposed aggregate precast 65.6%
Glass 15.3%
Metal panel   1.5%
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Glass   1.1%
Metal panel   0.4%
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DECIDUOUS UNDERSTORY TREE

PERENNIALS + ORNAMENTAL GRASSES

LANDSCAPE NOTES:

1. CONTRACTOR IS RESPONSIBLE FOR FINISH GRADING AND POSITIVE SURFACE

DRAINAGE IN ALL LANDSCAPE AREAS.

2. ALL PLANT MATERIALS ARE TO CONFORM WITH STATE AND LOCAL CONSTRUCTION

STANDARDS & THE CURRENT ADDITION OF THE AMERICAN ASSOCIATION OF

NURSERYMEN STANDARDS. ALL PLANT MATERIALS ARE TO BE HEALTHY, HARDY

STOCK, AND FREE FROM ANY DISEASES, DAMAGE, AND DISFIGURATION.

3. QUANTITIES OF PLANTS LISTED ON THE PLAN ARE TO GOVERN ANY DISCREPANCY

BETWEEN THE QUANTITIES SHOWN ON THE PLANT SCHEDULE AND PLAN. PLACE

PLANTS IN PROPER SPACING FOLLOWING LAYOUT FIGURES.

4. MAINTAIN (30) INCHES CLEARANCE AROUND PARKING STALLS TO ALLOW

OVERHANG OF PARKED CARS.

5. APPLY FOUR (4) INCH DEPTH OF SHREDDED HARDWOOD BARK MULCH IN FOUR (4)

FOOT DIAMETER RING AROUND ALL TREES IN TURF AREA.

6. APPLY PRE-EMERGENT TO MULCH IN PLANTING AREAS TO PROHIBIT WEED

GROWTH, APPLICATION RATE TO BE PER MANUFACTURER'S RECOMMENDATIONS.

IF WEEDS APPEAR IN TREATED AREAS DURING THE FIRST YEAR, LANDSCAPE

CONTRACTOR TO REMOVE ALL WEEDS AT NO ADDITIONAL COST.

7. PLANTING SOIL FOR LANDSCAPED AREAS SHALL BE MINIMUM SIX (6) INCHES IN

DEPTH. PLANTING SOIL SHALL BE WELL-GRADED SOIL, FRIABLE AND FERTILE,

FREE OF HARDPACK SUBSOIL, STONES AND NOXIOUS WEEDS, AND HAVE A PH

BETWEEN 6.5 AND 7.5. PLANTING SOIL TO BE A MIXTURE OF SELECTED TOPSOIL

BORROW (MNDOT 3877 TYPE B) PEAT MOSS OR COMPOSTED YARD WASTE AND

FERTILIZER, MIXING PROPORTIONS SHALL BE ACCORDING TO LOOSE VOLUME

RATIO AND HAVE A COMPOSITE ORGANIC CONTENT AT NO LESS THAN 15% AND

NO GREATER THAN 20%. FERTILIZER SHALL BE SLOW RELEASE COMMERCIAL

FERTILIZER AND ADDED IN SUFFICIENT QUANTITY TO PROVIDE 0.05 POUND OF

TOTAL NITROGEN PER CUBIC YARD OF PLANTING SOIL.

8. FOLLOW LANDSCAPE DETAILS FOR ALL INSTALLATION, UNLESS OTHERWISE

NOTED.

9. LANDSCAPE CONTRACTOR TO MAINTAIN PLANTS AND SOD IN HEALTHY

CONDITION THROUGHOUT ONE YEAR WARRANTY PERIOD. THE WARRANTY PERIOD

SHALL BEGIN UPON INSPECTION AND ACCEPTANCE BY CITY STAFF.

10. FOR EROSION AND SEDIMENT CONTROL, REFER TO CIVIL PLANS.

CONIFEROUS UNDERSTORY TREE

CODE REQUIREMENTS

CODE REQUIREMENTS FOR I-1 LIGHT INDUSTRIAL DISTRICT TOTAL REQUIRED TOTAL PROVIDED
LANDSCAPING REQUIREMENTS PER CODE 153.032(E)(2) AND (3)
WITHIN PROTECTIVE BUFFER AREA : 1 'QUALITY' TREE PER 20 LINEAL FEET OF PROPERTY 11 14 PROVIDED + 1 EXISTING

(STREET FRONTAGE = 208.9'.  208.9' / 20' = 10.4)
WITHIN CURBED ISLANDS : 1 'QUALITY' TREE PER CURBED ISLAND 2 2
TREE REMOVAL REQUIREMENTS PER CODE 153.032 (E)(7)
PROVIDE 30% OF TOTAL CALIPER INCHES OF 'QUALITY' TREES REMOVED 213 CALIPER INCHES 190 CALIPER INCHES
SCREENING REQUIREMENTS PER CODE 153.032(E)(4) : INDUSTRIAL USE ACROSS FROM R USE

LANDSCAPE SCREEN SHALL BE 6-FEET IN HEIGHT AND 95% OPAQUE SCREENING ALONG
OAKDALE AVENUE

EVERGREEN TREE SCREENING ALONG
OKADALE AVENUE

CALL BEFORE YOU DIG !

MINNESOTA LAW REQUIRES EXCAVATORS TO NOTIFY
THE REGIONAL NOTIFICATION CENTER AT LEAST TWO

(2) BUSINESS DAYS BUT NOT MORE
THAN FOURTEEN (14) CALENDAR

DAYS PRIOR TO EXCAVATION

GOPHER STATE

ONE CALL

www.gopherstateonecall.org

1-800-252-1166

Minnesota

PRELIMINARY - NOT

FOR CONSTRUCTION

SCALE IN FEET

0 20 40 60

NATIVE SEED MIX

SYMBOL COMMON NAME BOTANICAL NAME QTY. CONT. SPACING NOTES
EVERGREEN TREES + SHRUBS

TOT TECHNY ARBORVITAE THUJA OCCIDENTALIS 'TECHNY' 6 6' BB 12' OC 12-15'H x 6-8'W
PG BLACK HILLS SPRUCE PICEA GLAUCA DENSATA 14 6' BB 10' OC 30'H x 20'W

DECIDUOUS TREES + SHRUBS

QB SWAMP WHITE OAK QUERCUS BICOLOR 12 3" BB 50-60' H x 40-50'W

CO HACKBERRY CELTIS OCCIDENTALIS 7 3" BB 40' OC 50-75'H x 50'W
AR ARMSTRONG GOLD MAPLE ACER RUBRUM 'JFS-KW78' 3 3" BB 15' OC 40'H x 12'W

GT IMPERIAL HONEYLOCUST GLEDITSIA TRIACANTHOS VAR. INERMIS
'IMPCOLE' 2 3" BB 30-35'H  x 30-35'W

CC FIRESPIRE AMERICAN HORNBEAM CARPINUS CAROLINIANA 'J.N. UPRIGHT' 6 3" BB 20' OC 20'H x 10'W
DS BUTTERFLY BUSH HONEYSUCKLE DIERVILLA SESSILIFOLIA 'BUTTERFLY' 18 #5 CONT 4' OC 3-5'H x 3-4'W
HA ANNABELLE HYDRANGEA HYDRANGEA ARBORESCENS 'ANNABELLE' 12 #5 CONT 3' OC 4-5'H x 3-5'W

PERENNIALS + ORNAMENTAL GRASSES
NF WALKER'S LOW CATMINT NEPETA FAASSENII 'WALKERS LOW' 70 #1 CONT 2' OC 24-30"H x 30"W

SS STANDING OVATION LITTLE
BLUESTEM

SCHIZACHYRIUM SCOPARIUM 'STANDING
OVATION' 61 #1 CONT 2' OC 42"H
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TO:     City Planner 
THROUGH:  Asst. Parks & Recreation Dir. 
FROM:    Environmental Committee 
DATE:  April 13, 2020 
 

SUBJECT:   
CASE #20-04 – Site Plan Review for the Construction of a Climate Controlled Storage 
Building at 1665 Oakdale Ave – More Space Self Storage. 
 
BACKGROUND INFORMATION: 
Due to the current CoVid-19 crisis, the Environmental Committee (EC) meetings are 
suspended until further notice.  That being said, the EC is still reviewing the 
landscaping for any submitted site plan remotely.  
 
Members recently reviewed the Site Plan submitted by Larry Koland, for the 
construction of a three story, 120,186 sq. ft. climate controlled storage building in 
the industrial district just north of Midwest Plastics and Prime Design and west of 
the West St. Paul Sports Complex. Four of the seven Committee members submitted 
their comments regarding the plans.  
 
Overall, Members liked the stormwater plan and the addition of the bio-retention 
pond, as well as the variety and selection of plantings. Members did not like the great 
loss of mature trees on the site and the fact that full required replacements are not 
being met, but understand there is limited space for new trees. Other comments by 
Members included the addition of Dark Sky compliant lighting, a green or white roof, 
and additional screening along Oakdale due to the destination park across the street.   
 
Members are recommending approval of the plans with the following 
recommendations: 
• 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 or white roof to reduce 

urban heat island effect, and 
• Strongly encourage all exterior lighting to be Dark Sky compliant. 

 
RECOMMENDATION: 
Environmental Committee members approve the Construction of a Climate 
Controlled Storage Building at 1665 Oakdale Ave, with the recommendations listed 
above. 
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Memorandum 
 
To: Ross Beckwith, PE 
 Melissa Sonnek 
 
From: Kendra Fallon, EIT 
 
Date: May 12, 2020 
 
Re: More Space Self Storage Stormwater Review 
 WSB Project No.  013770-000  
 

 
The following documents were submitted May 6, 2020 by Rehder and Associates and were 
reviewed for compliance with the City of West St. Paul (City), Lower Mississippi River Watershed 
Management Organization (LMRWMO), and MPCA Engineering Guidelines: 
 

• More Space – Revised City Submittal 5-6-20 

• Soil Borings GME Report 

• Storm Water Management Report_5-6-20 
 
The project will disturb over an acre and creates more than one acre of new impervious which 
requires a NPDES permit and triggers water quality, volume control and rate control 
requirements. The following comments should be addressed as the project moves forward: 
 
General 

1. Because a NPDES permit is required due to the project disturbing more than one acre, a 
SWPPP must be provided. 

2. Because the project disturbs more than one acre, LMRWMO water quality rules are 
triggered. Applicant shall submit water quality modeling to confirm 50% TP removal 
requirement is being met. It is recommended the applicant use the MPCA MIDS program 
to show removal requirements are being met.  

3. A maintenance agreement including an operations and maintenance plan for the 
biofiltration basin should be included in future submittals.  

 
Plans 

1. A callout should be added to the proposed pipe connecting into the catch basin along 
Oakdale Avenue to confirm its size, slope and material. 

2. A sump should be added to CB 1 to provide pretreatment.  
3. The elevation and location of the emergency overflow for the biofiltration basin should be 

added to the plan.  
4. The corners of the bottom contours in the biofiltration basin should be smoothed out to 

make them constructible.  
5. It is recommended additional storm sewer be added to pick up the runoff from the swales 

and route it to the biofiltration basin to reduce the amount of runoff running in the gutters.  
 
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. 



Engineering/Public Works Report 

1 | P a g e

To: Planning Commission  

Through: Melissa Sonnek, Asst. Comm. Dev. Director 

From: Cody Joos, Engineering Tech. II 

Date: March 31st, 2020 

Site Plan Review – More Space Self-Storage; Oakdale Avenue 

REVIEW: 

Cody Joos reviewing environmental site plans. 

STAFF RECOMMENDATION: 

1; This project will require a NPDES permit. I would request a note indicating that a co-

inspection with a city employee be performed every two-weeks.  

2; This project will trigger a need for a maintenance agreement for their storm water pond with 

the city.  



PLANNING 
COMMISSION –
May 19th, 2020

Site plan, preliminary, and final plat 
review for climate controlled storage 
at 1665 Oakdale Avenue –
More Space LLC



Proposal
122,739 sq. ft. climate controlled storage building in the I1 – Light Industrial District

Subject 
Property

Oa
kd

al
e 

Av
e



• Surrounding properties to the north, 

south, and west are all zoned I1 – Light 

Industrial

• With the exception of the property to the 

east, which is R4 – Multi - Family 

Residential

Existing Land Use and Zoning

Subject 
Property

Crawford Door Co.

WSP 
Sports 

Complex

Midwest Plastics 
&

Prime Design

Evolve
Workplace

Century 
Link



Site Plan Analysis 
Setbacks

Building Setbacks
Code 

Setbacks
Proposed
Setbacks

Front 100 ft. min 134 ft. 
(average)

Rear 20 ft. min 44 ft.

Side (north) 10 ft. min 25 ft.

Side (south) 10 ft. min 32 ft.

Parking Setbacks
Code 

Setbacks
Proposed
Setbacks

Front 10 ft. min 61.5 ft. (average)
Proof – 25 ft.

Rear 10 ft. min N/A
Proof – 10 ft.

Side (north) 0 ft. N/A
Proof – N/A

Side (south) 0 ft. N/A
Proof – 14 ft.



Site Plan Analysis 
Parking Counts

Parking 
Number of 

Stalls

Proposed Exterior 12

Proposed Interior 9

Proof of Parking 41

Total 62



Site Plan Analysis 
Parking Dimensions and Design

20 FT

26 FT



Site Plan Analysis 
Lighting and Signage
Lighting
• The submitted lighting plans do show a small amount of 

light at the property line
• City Staff is recommending the lighting plan be 

revised so lighting levels do not exceed zero foot 
candles at property lines

Signage
• The submitted plans do not include detail on signage for 

the property
• City Staff is recommending that all signage comply 

with section 153 of the zoning ordinance

Property Line



Site Plan Analysis 
Landscaping
• Removing 104 trees (740 inches)

• Replacement Minimum 30% - 89 trees (222 inches)

• Property Perimeter ~ 1,400 ft.

• 1 tree/20 lineal ft. – 70 trees

• Applicant is proposing:

• 50 trees, but of much larger size Existing Conditions



Site Plan Analysis 
Screening
When an industrial development is across from a 
residential use, additional screening is necessary
• Applicant is proposing to install 14 evergreens 

measuring 30 ft. tall along the east property line



Environmental Committee
Review
The Environmental Committee performed in informal review of the 
plans, and the following comments were made:

• Satisfied with the number and placement of trees

• Encouraged by the on-site stormwater treatment

Recommended approval with the following additions for consideration:
• Use of pollinator friendly native plants that are not treated with 

neonicotinoids,

• Creation of a green roof for added stormwater treatment,

• Implement dark sky compliant lighting 

Staff is recommending as a condition of approval:
• The applicant consider the site plan additions recommended by the 

environmental committee in the April 13th memo



Site Plan Analysis 
Construction Materials
Code Requirements:

• Minimum of 60% Primary Materials
• Maximum of 40% Secondary Materials

Applicant is proposing the following materials:
• 18% - Raked aggregate (primary material), 
• 65% - Flat aggregate (primary material), 
• 15% - Glass (primary material), and 
• 2% - Metal panels (secondary material)

68 Moreland Ave – Self Storage



Site Plan Analysis 
Trash Enclosure

The site plans do not show detail on trash 
enclosure for the site
• City Staff is recommending that trash enclosure(s) 

comply with section 153.032 (F)6 of the zoning 
ordinance



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 May 12, 2020, 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,
• The applicant has applied for a preliminary and 

final plat review
• City requested 5ft easements along interior 

property lines and 10 ft along Oakdale Ave.

Staff sees no issue with the proposed plat.
• Staff is recommending that the plat be 

recorded with the within one year and prior to 
submittal of a building permit.



Dakota County Plat Commission 
Review
The Dakota Co. Plat Commission reviewed the preliminary 
plat application and requested the following:
• Total of 50 ft of ROW 
• Reduce the curb cuts on site to one

Staff is recommending as a condition of approval,
• That the applicant adhere to the items outlined in the 

memo dated April 16th, 2020.



Staff Recommendation - Site Plan
Staff recommends APPROVAL of the SITE PLAN to allow for the construction of a climate 
controlled self-storage facility at 1665 Oakdale Ave. subject to the submitted plans and 
the following conditions:
1. Council approval of the corresponding preliminary and final plat application,
2. The applicant shall apply for and obtain all applicable building and sign permits,
3. The applicant shall revise the lighting plan to 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 revise plans to either increase the number of trees or increase the caliper inches 
of the proposed trees to meet the 222 caliper inches minimum requirement,

5. Any/all trash enclosures comply with section 153.032 (F)6 of the zoning ordinance,
6. All signage must comply with section 153 of the zoning ordinance,
7. The applicant shall consider the recommendations of the Environmental Committee per the 

attached memo dated April 13, 2020,
8. The applicant shall adhere to all items outlined in the WSB Engineering Memo dated May 12, 

2020, 
9. The applicant shall adhere to all items outlined in the Dakota County Plat Commission dated 

March 16, 2020, and
10. The applicant shall enter into a stormwater management agreement prior to the application of 

a building permit.



Staff Recommendation
Preliminary and Final Plat

Staff recommends APPROVAL of the PRELIMINARY/FINAL PLAT for 1665 
Oakdale Ave. subject to the submitted plat drawings and the following 
conditions:
1. Council approval of the corresponding site plan application,
2. The applicant shall adhere to all items outlined in the Dakota County Plat 

Commission memo dated March 16, 2020, and
3. The plat shall be recorded with Dakota County within one year of approval and 

prior to the application of a building permit
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