
MEMORANDUM 
 
 
TO: Melinda Coleman, City Manager 
 
FROM: Michael Martin, AICP, Economic Development Coordinator  
 
DATE: June 1, 2016 
 
SUBJECT:   Consider Approval of a Proposed Medical Office Building, Northwest 

Corner of Hazelwood Street North and Beam Avenue East  
 

a. Conditional Use Permit Resolution  
 

b. Lot Division 
 

 
Introduction 
 
Patrick Giordana, on behalf of Davis Group Development, is seeking approval to build an 
80,000-square-foot medical office building on the vacant property located at the northwest 
corner of Hazelwood Street and Beam Avenue.  Additional phases will include another 60,000 
square feet of medical office space and a retail building near Beam Avenue. The applicant is 
requesting city approval for a conditional use permit, design plans, comprehensive sign plan 
and lot division.   
 
 
Background 
 
On November 10, 1997 the city council approved a conditional use permit and design review for 
a fuel station, convenience store, bank and car wash. This project now sits on a separate legal 
parcel.  
 
 
Discussion 
 
Conditional Use Permit 
 
This site is zoned light manufacturing (m1) which requires all new buildings within 350 feet of 
residential property to receive approval from the city council for a conditional use permit. 
Cardinal Pointe, a senior cooperative living community is directly to the north of this site. All 108 
units of this building were notified of this proposed project and given the chance to provide 
feedback. The main concerns focused on landscaping and screening between the sites. The 
medical office building is within the 350 foot range, the proposed retail building would be more 
than 800 feet from the Cardinal Pointe parcel. The applicant is also seeking a parking waiver of 
88 spaces. Parking is described later on in this report.  
 
Landscaping 
 
This parcel is currently vacant and holds 51 significant trees. The applicant is proposing to 
remove all but one of the site’s significant trees. The city’s tree preservation ordinance is in 



affect for this site and development. The residents to the north have expressed concern about 
the loss of the trees and other natural screening.   
 
City ordinance requires a landscaped, and possibly screened area, of not less than 20 feet 
when a nonresidential use abuts a residentially zoned property. Parking lots are also required to 
be setback 20 feet from shared residential property lines. A petition was signed by 110 residents 
of Cardinal Pointe and submitted to the city asking for a green space of at least 50 yards – 150 
feet – between the new medical office building at its property line. A 150-foot green space 
requirement would equate to approximately 1.4 acres or 16 percent of the 9.13 acre site. The 
Cardinal Pointe building is currently setback approximately 68 feet from the south property line. 
Cardinal Pointe residents currently use the area south of their building for a bocce ball court and 
other social activities.   
 
In response to the neighborhood concerns and to work towards meeting the tree preservation 
requirements, the applicant submitted an updated landscape plan showing 33, 8-foot-tall pine 
and spruce trees along the shared Cardinal Pointe property line. The proposed trees should 
provide adequate screening between the two parcels. The project’s first phase will have a 
building setback of almost 280 feet from the property line to the north and the trees will be 
planted as part of this first phase to allow additional maturation of the trees prior to phase two. 
In addition, when the medical office project is built out there will be approximately 88 feet 
between the Cardinal Pointe building and the parking lot and 172 feet between buildings.   
   
Traffic 
 
Another concern heard from the neighborhood regarding this project is the impact it will have on 
existing traffic. The city’s engineering department required the applicant to submit a traffic study, 
which the results have been submitted to the city and will be presented at the June 7 planning 
commission public hearing meeting. This traffic study incorporated potential impacts by the 
recently approved Conifer Ridge apartment project within Legacy Village. The study did find that 
no changes will be needed to the street infrastructure to handle this project and Conifer Ridge.   
 
Design Plans  
 
Building Design  
 
The new building’s exterior will consist of stone and brick veneer, composite metal panels and 
roof cap details, glass curtain walls and punched style windows, and a distinctive glass canopy 
at the building’s main entrance. The building incorporates an exterior roof deck for use by staff 
and patients. The applicant will be required to apply for city design approval prior to the second 
phase of the medical office building and the retail building being built.     
 
Site Plan 
 
The primary access to the site is from Hazelwood Street and would align with the main access 
to St. John’s Hospital – Hazelwood has already been programmed for this access. A secondary 
access is a current shared drive located along Beam Avenue. The proposed buildings and 
parking lots meet all setback requirements – including the required 100 foot setback between 
the medical office building and the north property line.   
 
 
  



Parking 
 
City ordinance requires one space for every 200 square feet of building square footage for office 
buildings. This means the first phase of the development, 80,000 square feet, would require 400 
spaces.  The applicant’s site plan indicates a total of 410 parking spaces will be provided to 
serve the first phase of the development. The site’s second phase would require 300 additional 
spaces. This applicant is proposing to provide a total of 541 spaces, with 71 more spaces 
provided as proof-of-parking. Therefore, requesting a parking waiver of 88 spaces. City 
ordinance requires five spaces per 1,000 square feet of office space and the applicant is 
proposing to provide 4.4 spaces per 1,000 square feet which is what they have done on similar 
projects in the metro. Parking count analyses would be required for the site’s third phase.   
 
Landscaping  
 
In addition to the discussion earlier in the report regarding the 33 trees being planted along the 
north property line, 154 more trees will be planted throughout the site as well. More than 700 
shrubs, perennials and ornamental grasses will also be planted attractively throughout the site.  
 
Lighting  
 
The applicant’s photometric plan shows the proposed lighting will meet the city’s lighting 
ordinance requirements.   
 
Comprehensive Sign Plan 
 
Comprehensive sign plans are required for business premises with five or more tenants on the 
premises and all multiple-story buildings with two or more tenants in the building. The applicant 
is proposing a main 10’ x 30’ sign over the main entrance, three 3’ x 25’ tenant signs on the east 
building elevation and two 3’ x 25’ tenant signs on the south building elevation. No signs are 
being proposed for the west or north elevation. The signs will have channel letters and each 
letter shall not be any taller than 48 inches. The applicant is also proposing a single monument 
sign along Hazelwood Avenue. This sign will be 12 feet tall and its base will incorporate similar 
materials and design as the building. Any signs for future phases would require amending this 
sign plan.  
 
Lot Division 
 
The applicant is requesting the property be divided in three to create a parcel for each phase.  
The proposed lot division does not create any issues with the city’s comprehensive plan or 
zoning ordinance.  The three parcels will require cross access easements. In addition, a cross 
access easement will be required for the shared drive with the 1535 Beam Avenue parcel.  
 
 
Department Comments 
 
Building Department  
 
Nick Carver, building official – Applicant must follow all Minnesota State Building Code 
requirements. 
 
 



Fire Department 
 
Butch Gervais, fire marshal – Applicant will be required to add fire protection throughout the 
entire building with visual and audio notification inside per code and the system is required to be 
monitored. Fire department lock box is required. Permits are required for all work and must be 
done by a licensed contractor. 
 
Police Department 
 
Paul Schnell, police chief – No issues.  
 
Engineering Department 
 
Below are staff engineer’s initial comments: 
 

1. The applicant will need to submit stormwater calculations for an official project review. It 
should be noted that the biofiltration basin would receive a 55% credit for volume 
reduction as proposed. If they changed the filter media to an iron-enhanced version, 
they would receive and 80 percent credit for the basin volume. 
 

2. The project will need to be reviewed by the Ramsey-Washington Metro Watershed 
District for stormwater and erosion control purposes. I would also highly encourage the 
applicant to discuss the Watersheds Grant Program and how they can work together to 
best meet both parties goals. 

 
3. Ramsey County will need to review the project for impacts to Beam Avenue, as well as 

the signal system at Beam and Hazelwood. 
 

4. An analysis will need to be performed to ensure the sanitary sewer system has the 
capacity for the proposed development. Likewise, a traffic impact study will be needed 
to assess the impacts to Hazelwood, Beam, and the intersection of the two. These 
studies can be done by the applicant and reviewed by the City, or the City can hire a 
consultant to perform the studies and charge the applicant the appropriate costs. 

 
5. Saint Paul Water will need to review the water system improvements. 

 
6. The applicant shall be responsible for paying any SAC, WAC, or PAC charges related 

to the improvements proposed with this project. 
 

7. The Owner shall sign a maintenance agreement, prepared by the City, for all storm 
water treatment devices (sumps, storm sewer, infiltration systems, ponds, etc.). 

 
8. The applicant shall provide a signed copy of the MPCA construction stormwater permit 

prior to the issuance of a grading permit. 
 

9. The applicant shall provide a self-renewing letter of credit or cash escrow in the amount 
of 125% of the proposed site improvements including earthwork, grading, erosion 
control, site vegetation establishment, aggregate base, and paving. 

 
 
  



Commission Actions 
 
Community Design Review Board 
 
On May 24, 2016, the community design review board reviewed the design plans and 
comprehensive sign plan for this project and recommended approval.  
 
Planning Commission  
 
On June 7, 2016, the planning commission will hold a public hearing on this project.    
 
 
Budget Impact 
 
None 
 
 
Recommendation 
 
A. Adopt the resolution approving a conditional use permit for a medical office building and 

retail building to be constructed on a parcel within the light manufacturing (m1) zoning 
district that is within 350 feet of a residential zoning district. Approval of this resolution is 
based on the findings required by the ordinance and subject to the following conditions: 
 
1. All construction shall follow the plans date-stamped May 18, 2016. The director of the 

environmental and economic development department may approve minor changes.  
 

2. The proposed construction must be substantially started within one year of council 
approval or the permit shall end.  The council may extend this deadline for one year. 
 

3. The city council shall review this permit in one year.  
 

4. Prior to the issuance of a grading permit, the applicant must meet the requirements of 
the city’s tree preservation ordinance.   
 

5. This permit approves the first and second phases of the medical office building and the 
retail building near Beam Avenue. All phases must receive city approval of design plans 
before a building permit can be issued.  
 

6. The total parking requirement for the two phases of the medical office building are 700 
parking spaces. The site will provide 541 parking spaces. The applicant shall submit to 
the city a site plan showing the location of 71 additional provided as proof-of-parking 
spaces. A waiver of 88 parking spaces is approved.  

  



  
B. Approve the plans date-stamped May 18, 2016 for the proposed medical office building at 

Hazelwood Street North and Beam Avenue east.  Approval is subject to the following 
conditions: 

 
1. Approval of design plans is good for two years.  If the applicant has not begun 

construction within two years, this design review shall be repeated.  Staff may approve 
minor changes. 

 
2. All trash receptacles must either be kept inside the building or an outside trash enclosure 

must be built on site.   
 

3. Satisfy the requirements set forth in this report by staff engineer Jon Jarosch.  
 

4. Satisfy the requirements set forth in the environmental report authored by Shann Finwall, 
dated May 13, 2016.   

 
5. Submit the following for staff approval before the city issues a grading or building permit: 
 

a. Final grading, paving, drainage, utility, traffic/street improvement and erosion 
control plans. These plans shall meet the requirements of the city code and the 
city engineer.  
 

b. Verification that all watershed district special provisions, as indicated on the 
watershed district permit, are met before the city issues a building or grading 
permit for the site. 
 

c. Payment of the required park availability charge of $286,344, as determined by 
city ordinance.  
 

d. A cash escrow or an irrevocable letter of credit for all required exterior 
improvements.  The amount shall be 150 percent of the cost of the work.   

 
6. The applicant or the contractor shall complete the following before occupying the 

building: 
 
a. Replace any property irons removed because of this construction. 
 
b. Install a reflectorized stop sign at the exits and a handicap-parking sign for each 

handicap accessible parking space. 
 

c. Install an in-ground lawn irrigation system for the parking lot islands and for all 
landscape areas (except the ponding areas).  

 
d. Post signs identifying the customer and employee parking spaces. 

 
e. Install all the required exterior improvements, including landscaping and signs. 

 
f. Install all bituminous and the engineered porous or permeable surface and the 

curb and gutter. 
 



g. Stripe all drive aisles.   
 

h. Install all required landscaping by June 1 if the building is finished in the fall or 
winter, or within six weeks of completion if it is finished in the spring or summer. 

 
i. Install all exterior lighting. 

 
j. Screen all roof-mounted equipment visible from public streets. 

 
7. If any required work is not done, the city may allow temporary occupancy if: 

 
a. The city determines that the work is not essential to the public health, safety or 

welfare. 
 

b. The above-required letter of credit or cash escrow is held by the City of 
Maplewood for all required exterior improvements.  The owner or contractor shall 
complete any unfinished exterior improvements by June 1 if occupancy of the 
building is in the fall or winter, or within six weeks of occupancy of the building if 
occupancy is in the spring or summer.     

 
8. All work shall follow the approved plans.  The director of the Environmental and 

Economic Development Department may approve minor changes. 
 

9. This approval does not include any of the other buildings on the site (only the first phase 
medical office building).  The owner shall apply to the city for design approval for each of 
the additional phases (including the architectural, landscaping and drainage plans). The 
community design review board (CDRB) must approve the project plans for each of 
these buildings before the city can issue a building permit for each building. 

 
C. Approve the plans date-stamped May 18, 2016 for a comprehensive sign plan to allow 

signage for a new medical office building located at Hazelwood Street and Beam Avenue. 
Approval of the comprehensive sign plan amendment is subject to the following conditions: 
 
1. Signs on the east elevation shall be limited to one 10’ x 30’ sign over the main entrance 

and three 3’ x 25’ tenant signs. 
 

2. Signs on the south elevation shall be limited to two 3’ x 25’ tenant signs. 
 

3. No signs are permitted for the west or north elevations.  
 

4. All wall signs shall be of individual letters and each letter shall be no more than 48 
inches in height.  

 
5. One monument sign is allowed along the Hazelwood Street frontage. The monument 

sign must be no more than 12 feet in height and must incorporate building materials 
and design in its base.  

 
6. Any signs for future phases will require amendment of this sign plan. 
 

D. Approve the lot division for the Hazelwood Medical Office Building, subject to the following 
conditions: 



 
a. The applicant shall comply with the requirements of the city’s engineer. 
 
b. Prior to submitting to the county for recording, cross access easement agreements 

shall be submitted to city staff covering the three created parcels and the shared 
drive with 1535 Beam Avenue East. 

 
 
Citizen Comments 
 
Staff surveyed the 130 property owners – including the 108 units within Cardinal Pointe - within 
500 feet of this property for their comments about this proposal.  Staff received a petition signed 
by 110 residents and the following 8 comments. A copy of the petition is included with this report 
as an attachment.  
 
For 
 

1. “HealthEast and St. John’s Hospital supports the development of this office building.” 
(Doug Davenport, SVP, CFO of HealthEast) 
 

2. “This is a good proposal. We like it.” (Chongqi Zhang, 7120 Meadow Grass Ave S, 
Cottage Grove; owners of 3024 Cottage Ln N)  

 
Against 
 

1. “We believe there is already enough medical buildings in area. More added traffic on 
Hazelwood St. When a survey was done for apartment buildings on County Road D and 
Hazelwood Cardinal Pointe and Legacy Village were against it and council passed it 
anyway, so don’t know if surveys help.  (Les Kotula, 3003 Hazelwood St., Unit 204) 
 

2. “I visited with you by phone last week and need to put in my objection to this proposal as 
it does not include any green space between the northern boundary line with Cardinal 
Pointe.  Both myself in Unit 201 and my partner Elizabeth Vonderharr in Unit 200 face 
this boundary and feel that here should be a green space along the boundary to protect 
some of the tall trees and greenery that is currently there.  Replacing a 75 foot tree with 
a 5 foot. twig is not an adequate substitution.  As I mentioned we have circulated a 
petition here at Cardinal Pointe and there are over 100 Maplewood residents that 
support this request for a “GREEN SPACE’ TO PROVIDE SOME NATURAL BEAUTY 
IN THIS PROPOSAL”.  We feel that this is not an unreasonable request and ask that 
you contact the developers to tell them of our concern and request that they change their 
plan to accommodate this request.  Thank you.” (Thomas Carey, 3003 Hazelwood St., 
Unit 201) 

 
3. “Consideration given to requiring “green zone” of 50 yards between Cardinal Pointe on 

the north.” (Truman Ingersoll, 3003 Hazelwood St., Unit 133) 
 

4. “My main concern is the additional traffic Hazelwood Street would receive. I face 
Hazelwood and observe traffic that speeds both ways (mornings and early evenings are 
heavy) Monday – Friday. Speeding along with noisy mufflers in this mostly residential 
area should be enforced! Speeding is a problem and will increase with the addition of 
this building.” (Janet Stolts, 3003 Hazelwood St., Unit 332) 



 
No Comments 
 

1. “I have no comments.” (Barbara Hart, 3003 Hazelwood St., Unit 207) 
 

2. “I have no comments.” (Name Not Listed, 3003 Hazelwood St., Unit 229) 
 
 
Reference Information 
 
Site Description 
 
Site size: 9.13 acres 
Existing land use: Vacant 
 
Surrounding Land Uses 
 
North: Cardinal Pointe  
South: Beam Avenue, fuel station and bank  
West: Bruce Vento Trail  
East: Hazelwood Street and St. John’s Hospital 
 
Planning 
 
Land Use Plan designation: C (commercial) 
Zoning: M1 (light manufacturing) 
 
 
Attachments 
 
1. Location Map 
2. Land Use Map 
3. Zoning Map 
4. Applicant’s Letter, April 25, 2016 
5. Proposed Site and Landscape Plan  
6. Building Elevations  
7. Environment report, Shann Finwall, May 13, 2016 
8. Cardinal Pointe Resident Petition  
9. Proposed Lot Division Plan 
10. Conditional Use Permit Resolution  
11. Applicant’s plans (separate attachment)  
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Hazelwood Medical CenterHazelwood Medical CenterHazelwood Medical CenterHazelwood Medical Center    

 
 

Project Description: 
 
Hazelwood Medical Center is a proposed 80,000 square foot three story class A multi-tenant medical building located 
at the northwest corner of Hazelwood and Beam Avenues.  The primary entrance to the site is from Hazelwood Avenue 
and would align with the main entrance/exit to St. John’s Hospital.  A secondary entrance/exit is a current shared 
access located along Beam Avenue.  
 
The proposed building design incorporates class A building materials including stone and brick veneer, composite metal 
panels and roof cap details, glass curtain walls and punched style windows, and a distinctive glass canopy at the 
buildings main entrance.  The building incorporates an exterior roof deck for use by staff and patients.  A large green 
space provides a beutiful landscaped yard between the parking lot and the building as well as a natural buffer between 
the building and the residential development to the north. 
 
The use of this property for a medical building helps to strengthen and anchor the medical campus that has developed 
around St. John’s Hospital.  The proposed development is very complimentary to the existing uses in the area and is 
respectful to the residential district to the north.  Although there may be some afterhours urgent care type uses within 
the facility, the primary building activities will occur from 7:00 AM to 6:00 PM Monday through Friday.  This allows for 
the majority of traffic to be generated during the typical work week with minimal impact during evening and weekend 
hours. 
 
The proposed Hazelwood Medical Center development is consistent with the City of Maplewood’s Comprehensive Plan 
and meets all the requirements outlined in the Code of ordinances.  The building design and overall development will 
provide an outstanding medical facility to serve the City of Maplewood for years to come. 
 
 
 
 
 
 
 
  

Attachment 4



W:\2016\16108\CADD DATA\LANDSCAPE\_dwg Sheet Files\Phase 1\L1-1Plotted: 05 /11 / 2016   4:18 PM

SU
B

M
ITTA

L/R
E

V
ISIO

N
S

P
R

O
FE

SSIO
N

A
L SIG

N
A

TU
R

E

Q
U

A
LITY

 C
O

N
TR

O
L

C
A

D
D

 
files 

p
rep

ared
 

b
y 

the
 

C
o

nsultant 
fo

r 
this 

p
ro

ject 
are

instrum
ents o

f the
 C

o
nsultant p

ro
fessio

nal services fo
r use so

lely
w

ith resp
ect to

 this p
ro

ject. These C
A

D
D

 files shall no
t b

e used
o

n o
ther p

ro
jects, fo

r ad
d

itio
ns to

 this p
ro

ject, o
r fo

r co
m

p
letio

n
o

f 
this 

p
ro

ject 
b

y 
o

thers 
w

itho
ut 

w
ritten

 
ap

p
ro

val 
b

y 
the

C
o

nsultant. 
W

ith
 

the 
C

o
nsultant's 

ap
p

ro
val, 

o
thers 

m
ay 

b
e

p
erm

itted
 

to
 

o
b

tain
 

co
p

ies 
o

f 
the

 
C

A
D

D
 

d
raw

ing
 

files 
fo

r
info

rm
atio

n
 and

 reference
 o

nly. A
ll intentio

nal o
r unintentio

nal
revisio

ns, ad
d

itio
ns, o

r d
eletio

ns to
 these

 C
A

D
D

 files shall b
e

m
ad

e
 at the

 full risk o
f that p

arty m
aking

 such
 revisio

ns, ad
d

itio
ns

o
r d

eletio
ns and

 that p
arty shall ho

ld
 harm

less and
 ind

em
nify the

C
o

nsultant fro
m

 any &
 all resp

o
nsib

ilities, claim
s, and

 liab
ilities.

C
A

D
D

 Q
U

A
LIFIC

A
TIO

N

H
A

Z
E

LW
O

O
D

M
.O

.B
.

P
H

A
SE

 1

M
ap

lew
o

o
d

, M
inneso

ta

TH
E

 D
A

V
IS G

R
O

U
P

222 SO
U

TH
 9TH

 STR
E

E
T, SU

ITE
 3255

M
IN

N
E

A
P

O
LIS, M

N
 55402

L1-1
LA

N
D

SC
A

P
E

 P
LA

N
L2-1

TR
E

E
 P

R
E

SE
R

V
A

TIO
N

 P
LA

N

03/18/16
P

R
E

LIM
IN

A
R

Y
 P

R
IC

IN
G

04/22/16
C

ITY
 SU

B
M

ITTA
L

R
E

G
. N

O
.

23849
D

A
TE

D
eb

ra B
ro

d
sho

I hereb
y certify that this p

lan w
as p

rep
ared

 b
y m

e o
r und

er m
y

d
irect sup

ervisio
n and

 that I am
 a d

uly licensed
 Land

scap
e

A
rchitect und

er the law
s o

f the State o
f M

inneso
ta.

P
ro

ject Lead

C
hecked

 B
y

W
A
RN
IN
G
:

TH
E 

C
O

N
TR

A
C

TO
R

 
SH

A
LL 

B
E 

R
ESPO

N
SIB

LE 
FO

R
 

C
A

LLIN
G

 
FO

R
 

LO
C

A
TIO

N
S 

O
F 

A
LL

EX
ISTIN

G
 

U
TILITIES. 

TH
EY

 
SH

A
LL 

C
O

O
PER

A
TE 

W
ITH

 
A

LL 
U

TILITY
 

C
O

M
PA

N
IES 

IN
M

A
IN

TA
IN

IN
G

 TH
EIR

 SER
V

IC
E A

N
D

 / O
R

 R
ELO

C
A

TIO
N

 O
F LIN

ES.

TH
E C

O
N

TR
A

C
TO

R
 SH

A
LL C

O
N

TA
C

T G
O

PH
ER

 STA
TE O

N
E C

A
LL A

T 651-454-0002 A
T

LEA
ST 48 H

O
U

R
S IN

 A
D

V
A

N
C

E FO
R

 TH
E LO

C
A

TIO
N

S O
F A

LL U
N

D
ER

G
R

O
U

N
D

 W
IR

ES,
C

A
B

LES, C
O

N
D

U
ITS, PIPES, M

A
N

H
O

LES, V
A

LV
ES O

R
 O

TH
ER

 B
U

R
IED

 STR
U

C
TU

R
ES B

EFO
R

E
D

IG
G

IN
G

. TH
E C

O
N

TR
A

C
TO

R
 SH

A
LL R

EPA
IR

 O
R

 R
EPLA

C
E TH

E A
B

O
V

E W
H

EN
 D

A
M

A
G

ED
D

U
R

IN
G

 C
O

N
STR

U
C

TIO
N

 A
T N

O
 C

O
ST TO

 TH
E O

W
N

ER
.
































































































































LA
N

D
SC

A
P

E
P

LA
N

L1-1

D
B

D
B

104'

Attachment 5



Attachment 6



Attachment 6



Attachment 6



Environmental Review 
 

Project:     Hazelwood Medical Office Building  
 
Date of Plans:    April 22, 2016 (Tree and Landscape Plan) 
 
Date of Review:    May 13, 2016  
 
Location:   Northwest Corner of Hazelwood Street and Beam Avenue 
 
Reviewer:   Shann Finwall, Environmental Planner 

(651) 249-2304; shann.finwall@maplewoodmn.gov 
 
 
Background:  BDH+Young are proposing to construct an approximately 140,000 square 
foot office building on the vacant lot located on the northwest corner of Hazelwood Street 
and Beam Avenue.  The office building will be constructed on the south side of the lot, 
with a phase 2 office building development on the north side of the lot.  The applicant 
proposes to grade and remove trees on the entire site for the first phase of the 
development.   
 
Tree Preservation Ordinance:  Maplewood’s tree preservation ordinance describes a 
significant tree as a hardwood tree with a minimum of 6 inches in diameter, an 
evergreen tree with a minimum of 8 inches in diameter, and a softwood tree with a 
minimum of 12 inches in diameter.  The ordinance requires any significant tree removed 
to be replaced based on a tree mitigation calculation.  The calculation takes into account 
the size of a tree and bases replacement on that size.  In essence, the ordinance 
requires an applicant to plant a greater amount of smaller replacement trees because 
they removed a significant number of large trees. 
 
Tree Removal and Required Replacement:  The tree plan shows 51 significant trees, 
853 inches in diameter.  The applicant proposes to remove 50 significant trees, 832 
inches in diameter.  The required tree replacement is 967.7 caliper inches.     
 
The landscape plan shows 187 new trees, 497 caliper inches.  This is 470.7 caliper 
inches, or 235 trees, short of the requirement.  It is clear that 235 additional trees will not 
fit on the property.  
 
Recommendation: 
 
In order to comply with the City’s tree preservation ordinance, the applicant must: 
 
1. Submit a revised landscape plan that shows the following additional trees, larger 

trees, or mulched beds of native or drought tolerant shrubs to increase the 
number of replacement trees.   

 
2. If the applicant is still unable to meet the tree replacement requirements through 

additional trees, larger trees, or shrubs, they may pay into the City’s tree fund as 
outlined in the City’s tree standards.  
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CONDITIONAL USE PERMIT  
RESOLUTION 

 
WHEREAS, Patrick Giordana, on behalf of Davis Group Development, is seeking approval to 

build an 80,000-square-foot medical office building on the vacant property located at the northwest 
corner of Hazelwood Street and Beam Avenue.  Additional phases will include another 60,000 
square feet of medical office space and a retail building near Beam Avenue. 

 
 WHEREAS, Section 44-637(b) of the city ordinances requires a conditional use permit for 
buildings within 350 of a residential district.  

   
WHEREAS, this permit applies to the vacant property located at the northwest corner of Beam 

Avenue East and Hazelwood Street North. The property description is:  
 

All that part of the South 1,119.50 feet of the Northwest Quarter of Section 3, Township 
29 North, Range 22 West, which lies East of the East right-of-way line of the Burlington 
Northern Railroad (formerly known as the St. Paul & Duluth Railway) Excepting 
therefrom the following described parcel: 
 
All that part of the Southeast Quarter of the Northwest Quarter of Section 3, Township 
29 North, Range 22 West, City of Maplewood, Ramsey County, Minnesota, described as 
follows: 
 

Beginning at the Southeast corner of the Southeast Quarter of the Northwest 
Quarter; thence North 01 degrees 06 minutes 59 seconds West (bearing based 
on the Ramsey County Coordinate System, North American Datum of 1983), 
along the East line of said Southeast Quarter of the Northwest Quarter, a 
distance of 374.77 feet; thence North 89 degrees 48 minutes 35 seconds West, 
parallel with the South line of said Southeast Quarter of the Northwest Quarter, a 
distance of 371.33 feet; thence South 00 degrees 11 minutes 25 seconds West, 
a distance of 374.67 feet to the South line of said Southeast 
Quarter of the Northwest Quarter; thence South 89 degrees 48 minutes 35 
seconds East, along the South line of said Southeast Quarter of the Northwest 
Quarter, a distance of 379.88 feet to the point of beginning. 

 
 WHEREAS, the history of this conditional use permit is as follows: 
 

 1. On June 7, 2016, the planning commission held a public hearing.  The city staff published a 
notice in the paper and sent notices to the surrounding property owners.  The planning 
commission gave everyone at the hearing a chance to speak and present written 
statements.  The planning commission also considered the report and recommendation of 
city staff.  The planning commission recommended that the city council ______ this permit. 

 
 2.  On June 27, 2016, the city council considered reports and recommendations of the city staff 

and planning commission. 
 

NOW, THEREFORE, BE IT RESOLVED that the city council __________ the above-described 
conditional use permit, because: 
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1. The use would be located, designed, maintained, constructed and operated to be in 
conformity with the City's Comprehensive Plan and this Code. 

 
2. The use would not change the existing or planned character of the surrounding area. 

 
3. The use would not depreciate property values. 

 
4. The use would not involve any activity, process, materials, equipment or methods of operation 

that would be dangerous, hazardous, detrimental, disturbing or cause a nuisance to any 
person or property, because of excessive noise, glare, smoke, dust, odor, fumes, water or air 
pollution, drainage, water run-off, vibration, general unsightliness, electrical interference or 
other nuisances. 

 
5. The use would not exceed the design standards of any affected street. 

 
6. The use would be served by adequate public facilities and services, including streets, police 

and fire protection, drainage structures, water and sewer systems, schools and parks. 
 

7. The use would not create excessive additional costs for public facilities or services. 
 

8. The use would maximize the preservation of and incorporate the site's natural and scenic 
features into the development design. 

 
9. The use would cause no more than minimal adverse environmental effects. 

 
Approval is subject to the following conditions: 
 

1. All construction shall follow the plans date-stamped May 18, 2016. The director of the 
environmental and economic development department may approve minor changes.  
 

2. The proposed construction must be substantially started within one year of council 
approval or the permit shall end.  The council may extend this deadline for one year. 
 

3. The city council shall review this permit in one year.  
 

4. Prior to the issuance of a grading permit, the applicant must meet the requirements of 
the city’s tree preservation ordinance.   
 

5. This permit approves the first and second phases of the medical office building and the 
retail building near Beam Avenue. All phases must receive city approval of design plans 
before a building permit can be issued.  
 

6. The total parking requirement for the two phases of the medical office building are 700 
parking spaces. The site will provide 541 parking spaces. The applicant shall submit to 
the city a site plan showing the location of 71 additional provided as proof-of-parking 
spaces. A waiver of 88 parking spaces is approved.  

 
 

The Maplewood City Council __________ this resolution on June 27, 2016. 
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