PLANNING COMMISSION STAFF REPORT
Meeting Date October 15, 2019
REPORT TO:

Melinda Coleman, City Manager

REPORT FROM:

Michael Martin, AICP, Assistant Community Development Director

PRESENTER:

Michael Martin, AICP, Assistant Community Development Director

AGENDA ITEM:

Elim Care Senior Housing Facility, 1534 County Road C East
a. Comprehensive Plan Amendment
b. Planned Unit Development Resolution
c. Lot Division
d. Design Review

Action Requested:  Motion
Form of Action:

 Resolution

☐ Discussion
☐ Ordinance

 Public Hearing

☐ Contract/Agreement

☐ Proclamation

Policy Issue:
Elim Care is proposing construction of a new 193,520 square-foot skilled nursing and senior
housing facility consisting of approximately 141 units on land located at 1534 County Road C
East. This site is currently home to community gardens. As part of this project, there will be
underground and ground-level parking. First Evangelical Free Church owns the property and
anticipates building a new church at some point on the remaining portion of the property.
The applicant held a neighborhood meeting on May 21, 2019, inviting neighbors to learn more
about this project. To move forward with this project, the applicant needs city council approval of a
comprehensive plan amendment, planned unit development, lot division and design review.
Recommended Action:
a. Motion to approve the attached comprehensive plan amendment resolution which approves a
land use plan amendment from Low Density Residential to High Density Residential and
Institutional for the 17.15-acre parcel located at 1534 County Road C East.
b. Motion to approve the attached conditional use permit for a planned unit development resolution
which approves a four-story, 141-unit senior housing building to be constructed at 1534 County
Road C East.
c. Motion to approve the lot division request to divide the parcels located at 1534 County Road C
East and 1448 County Road C East into two lots for the senior housing project and future
church site. This lot division approval is subject to the following conditions:
1. A revised site plan shall be submitted to staff for approval showing the 0.20 acre portion
west of the Bruce Vento Trail combined with the parcel comprising the senior housing
facility.

2. Prior to issuance of a certificate of occupancy for the new commercial building the following
must be submitted to staff for approval:
a. Proof that Ramsey County has recorded the lot division.
d. Motion to approve the design plans date-stamped October 1, 2019 for the 141-unit senior
housing building to be constructed at 1534 County Road C East . Approval is subject to the
applicant doing the following:
1. Repeat this review in two years if the city has not issued a building permit for this project.
2. All requirements of the fire marshal and building official must be met.
3. Meet all requirements in the engineering report, dated October 5, 2019.
4. The applicant shall obtain all required permits from the Ramsey-Washington Metro
Watershed District.
5. Signage for this site requires an approved comprehensive sign plan.
6. Prior to the issuance of a building permit, the applicant shall submit for staff approval the
following items:
a. A photometric plan that meets all city requirements.
b. Payment to the city’s tree fund to meet the requirements of the city’s tree replacement
code.
c. The applicant shall provide the city with 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.
7. The applicant shall complete the following before occupying the building:
a. Replace any property irons removed because of this construction.
b. Provide continuous concrete curb and gutter around the parking lot and driveways.
c. Install all required landscaping and an in-ground lawn irrigation system for all
landscaped areas.
d. Install all required outdoor lighting.
e. Install all required sidewalks and trails.
f.

Provide the city copies of executed and recorded parking and access easements
between the two properties.

8. 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 of the following year 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.
9. All work shall follow the approved plans. The director of community development may
approve minor changes.
Fiscal Impact:
Is There a Fiscal Impact?
Financing source(s):

 No ☐ Yes, the true or estimated cost is $0.
☐ Adopted Budget ☐ Budget Modification
☐ Use of Reserves ☐ Other: N/A

☐ New Revenue Source

Strategic Plan Relevance:
☐ Financial Sustainability
 Operational Effectiveness

☐ Integrated Communication
☐ Community Inclusiveness

☐ Targeted Redevelopment
☐ Infrastructure & Asset Mgmt.

The city deemed the applicant’s application complete on October 1, 2019. The initial 60-day review
deadline for a decision is November 30, 2019. As stated in Minnesota State Statute 15.99, the city
is allowed to take an additional 60 days if necessary to complete the review.
Background
Comprehensive Plan Amendment
The site is currently guided for Low Density Residential. The proposed uses of this site is a senior
housing facility and the future home of First Evangelical Free Church. The senior housing facility will
be on the west 7.15 acres of the site and the church will be located on the remaining 10 acres to the
east. The current use of the site are community gardens that are managed by First Evangelical
Free Church. First Evangelical Free Church intends to continue the community gardens on its 10
acre parcel until it is ready to build a new church.
The senior housing facility will require an amendment to the city’s comprehensive plan to High
Density Residential. High Density Residential allows up to 25 units to acre. The senior housing
facility will sit on 7.15 acres of land which would allow up to 178 housing units. The applicant is
proposing to build 141 units of housing. The comprehensive plan should also be amended to
Institutional for the remaining 10 acres of the site to reflect the existing use of community gardens
and the future use of the church.
The city’s 2040 Comprehensive Plan has established several housing goals, many which are
applicable to this request. Those goals include:
•

Encourage infill development to be sensitively designed to fit within the existing
neighborhood.

•

Promote the availability of a full range of services and facilities for its residents, and the
improvement of, access to, and linkage between housing and development.

•

Ensure the City has a variety of housing types for ownership and rental for people in all
stages of their life cycle.

Planned Unit Development
Planned unit developments (PUD) means a type of development characterized by a unified site
design, with two or more principal uses or structures. PUDs are approved via a conditional use
permit resolution. The proposed senior housing facility and the future church will share access to
County Road C as will the existing community gardens thus necessitating a unified site plan
between the multiple uses. In addition, the city’s zoning ordinance allows the city council to grant
flexibility from strict ordinance compliance in the internal and external design requirements of a
proposed PUD and may consider deviations from those requirements. Deviations may be granted
for planned unit developments provided that:
1. The proposed development and the surrounding neighborhood can be better served by
relaxing the code requirements that regulate the physical development or layout of the
project because of its unique nature.
2. The PUD would be consistent with the spirit, intent and purposes of this chapter.
3. The planned unit development would produce a development of equal or superior quality to
that which would result from strict adherence to this chapter.
4. The deviations would not constitute a significant threat to the property values, safety, health
or general welfare of the owners or occupants of nearby land or to the environment.
5. The deviations are required for the reasonable and practical physical development of the
project.
Uses
This PUD will allow the senior housing facility and future church to have a unified site design and
shared access points. Shared parking will also be a potential for the two uses. In addition,
community gardens that are more than one acre in size require a conditional use permit which will
be built into to this PUD approval.
Parking
Based on code requirements a senior housing facility with 141 units would be required to have 282
parking spaces with half of them covered. The applicant is requesting a reduction in the amount of
required parking. Underground parking is being provided for residents of the facility, while the
ground-level parking will be provided for staff and visitors. The applicant’s site plan provides 137
parking spaces – 74 surface, 63 underground). The applicant believes based on other similar
facilities it operates this will provide an adequate amount of parking. Additionally, when the future
church is constructed a shared parking agreement will be implemented between the two entities.
The city has approved parking waivers for senior facilities in the past and staff is comfortable with
the applicant’s request but the PUD will be conditioned upon if a parking shortage develops the
applicant may be required to build parking on the church site ahead of the church construction.

Floor Area
The city’s multi-family housing code sets minimum floor areas for residential units. For a studio and
one-bedroom the minimum floor area is 580 square feet. For a two-bedroom unit the minimum is
740 square feet. For the project’s independent living one- and two-bedroom units these minimums
are being met. The applicant is seeking approval for flexibility to these minimums for its studio units,
skilled nursing units and transitional care units. The studio units range in size of 395 square feet to
570 square feet. The skilled nursing and transitional care units range from 380 square feet to 710
square feet. Given the continuum of care that will be provided at this facility staff feels this request
is reasonable.
Building Height
The city’s multi-family housing code requires a conditional use permit for buildings more than three
stories or 35 feet in height. The top of the third floor of the proposed building is just under 31 feet.
When measuring to the midpoint of the roof, as defined by city code, the building height is
approximately 40 feet. Only a portion of the building reaches this height and will be the furthest
setback from County Road C East. The remaining portion of the building will be one-story.
Signage
All PUDs require a comprehensive sign plan be approved by the Community Design Review Board.
The applicant will be required to receive approval of a comprehensive sign plan before any signs
can be posted. Any signage for the existing community gardens or the future church will also need
to be incorporated into this signage plan.
Lot Division
The project site currently is comprised of two separate parcels. The applicant is proposing to adjust
these lot lines to create new parcels for the senior housing facility and the future church. The
existing site at 1534 County Road C East has a small sliver of land west of the Bruce Vento Trail
right-of-way. The applicant has proposed to make this a separate lot but the city cannot approve
this new lot as it does not meet the city’s minimum lot requirements so it must stay attached to the
parcel being created for the senior housing facility. Staff has no concerns with the request to adjust
lot lines to create new parcels for the building projects.
Design Review
Site Plan
The site has been designed with two access points – both to County Road C East. The main
entrance is near the center of the overall site and will eventually be a shared access with the future
church. The west access will be used to access the underground garage and for deliveries. Ramsey
County has reviewed the proposed plans and has approved the project to have two access drives
but has stated the future church will not be permitted to add any more access points to County
Road C East. Additional access for the church would come from Hazelwood Street to the east.

Building Elevations
The proposed building materials include asphalt shingles, a stone veneer, fiber cement shakes and
board and batten siding. Staff feels the building is attractively designed with a color palate that will
blend well with the surrounding neighborhood.
Landscaping
The landscape plan works to create courtyard areas for the future residents. A stormwater pond will
be created between the building and County Road C with trees being planted along the road and
access drive.
The applicant is proposing 87 new trees to be planted throughout the site. In addition, numerous
shrubs and perennials will be planted as well. The tree plan indicates 546 caliber inches are being
removed from the site and code then requires 458 replacement inches. With the 87 new trees and
218.5 inches of large shrubs, 385.5 inches are being replaced. The applicant intends to pay into the
city’s tree fund for the remaining 73 inches in order to meet code requirements. .
Lighting
The applicant will be required to submit for staff approval a photometric plan that meets all city
requirements.
Department Comments
Engineering
Please see Jon Jarosch’s engineering report, dated October 4, 2019, attached to this report.
Building
From Dave Peterson – Building Official: Build per 2012 IBC, 2012 IMC, 2012 IFGC, 2014 NEC,
2012 Minnesota State Plumbing Code, 2015 Minnesota State Fire Code, MN 2015 Accessibility
code, MN1306, and 2015 Minnesota Building Code.
Demonstrate compliance with all the requirements of the 2012 Minnesota Energy Code Chapter
1323 Section C401.2. Mixing 2012 IECC provisions and ASHRAE Standard 90.1 to obtain
compliance is not an option. The following forms must be completed as submittals.
a.
b.
c.
d.
e.

ASHRAE 90.1-2010 Building Envelope Compliance Documentation
ASHRAE 90.1-2010 HVAC Compliance Documentation
ASHRAE 90.1-2010 Service Water Heating Compliance Documentation
ASHRAE 90.1-2010 Lighting Compliance Documentation
Or COMCHECK

Special inspections required as per 2012 IBC Chapter 17. Complete supporting special inspection
schedule document and submit with plans.
Plumbing plans shall be submitted to the State Plumbing Department for approval prior to the
issuance of a plumbing permit. St Paul water requires permits for water piping. Maplewood requires
permit for drain waste and vent.

Permits are required for building, plumbing, mechanical, electrical, fire alarm, and sprinklers.
Provide two sets of stamped and signed plans and one digital set.
Commission and Board Review
October 15, 2019: The community design review board will review this project.
October 15, 2019: The planning commission will hold a public hearing and review this project.
Citizen Comments
Staff surveyed the 82 surrounding property owners within 500 feet of the proposed site for their
opinion about this proposal. Staff received seven responses – all shown below.
1. Construction noise and traffic in a residential area. Long-term increased traffic on County Road
C. Housing availability for person working at facility. Employment of people living in area.
Availability of public transportation for employees and tenants. (Allen and Elaine Kruse, 1379
County Road C East)
2. My biggest concern is drainage from the site. I see the holding ponds, but where is this drainage
to? Is this going into the watershed pond behind 2566 Hazelwood? If so, are you going to
upgrade the pond area to handle this increase in water runoff? The pond has not had any
maintenance since it was enlarged in 2000. We are OK with development but would like to
make sure it doesn’t hurt our area. (Randy and Mary Lynn Mauer, 2596 Hazelwood Street
North)
3. I guess my biggest concern is the added traffic and the impact to bike/pedestrians. There is no
sidewalk on County Road C from White Bear Avenue to Hazelwood Street and the sidewalk
from Beam to County Road C on Hazelwood takes you through the creepy woods. Neither road
has a good shoulder to walk on. Can we at least make these two roads safe to walk/bike before
we add traffic? (Carol and Thomas Henkes, 2681 Hazelwood Street North)
4. Overall, we are supportive of the project and we think it will be a good addition to our
community. No major concerns other than the facility design and landscaping to fit well into the
area and add to overall aesthetics of the neighborhood. Probably the biggest concern is traffic
flow and levels. County road C has become quite the speedway with cars typically exceeding
the 35mph speed limit by quite a bit. Especially vehicles heading east over the Bruce Vento trail
bridge and the slight rise it creates on County Rd C. Many times we start to pull out and traffic
looks clear and then a vehicle comes over the rise very fast. With the entrance to Barclay and
now two more entrances added for the Care Facility it seems there could be potential safety
issues because of the blind spots that are created. So, with added vehicles pulling out and
turning in to this facility we have a concern for traffic issues. I’m sure you are aware and will be
looking at this but wanted to comment. Thank you. (James and Carol Wilson, 2664 Barclay
Street)
5. Traffic issues. (Stephen and Annette LaCasse, 2673 Hazelwood Street North)
6. I think this is appropriate use of this site and space and looks very thoughtfully designed with
both residents and community in mind. (Bernadette Rossbach, 1406 County Road C East)

7. We are not overly excited by the prospect of losing this open space. If the property development
moves forward we would very much like to see more than one row of trees and shrubs shielding
the building from the road (County C). (Christopher and Sheri Ober, 2673 Barclay Street)
Reference Information
Site Description
Site Size:
Existing Land Use:

17.15 acres
Community Gardens

Surrounding Land Uses
North:
South:
East:
West:
Planning

Single-family homes
City Park and Twin Cities Bible Church
Single-family homes and Fire Station
Single-family homes and Bruce Vento Trail

Existing Land Use:
Existing Zoning:

Low Density Residential
Single-Dwelling Residential (R1)

Attachments
1. Comprehensive Plan Amendment
2. Conditional Use Permit for a Planned Unit Development Resolution
3. Overview Map
4. Land Use Map
5. Zoning Map
6. Proposed Land Use Map
7. Applicant’s Narrative
8. Site Plan
9. Landscape Plan
10. Building Elevations
11. Jon Jarosch’s Engineering Report, dated October 5, 2019
12. Applicant’s Plans (separate attachment)
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COMPREHENSIVE PLAN AMENDMENT RESOLUTION
WHEREAS, Andrew Centanni, on behalf of Elim Care, and First Evangelical Free
Church, current owner of the properties located at 1448 and 1534 County Road C East, have
requested a change to the City of Maplewood's land use plan from Low Density Residential to
High Density Residential for the west 7.15 acres and Institutional for the east 10 acres of this overall
17.15 acre site.
WHEREAS, this change applies to the properties located at 1448 and 1534 County
Road C East. The legal description of the properties are:
The N. 20 acres of the East 1/2 of the Northwest 1/4 of Section 10, in Township 29 North,
Range 22 West, Ramsey County, Minnesota, Except that part thereof described as follows:
The South 105 feet of the North 395 feet of the West 207.5 feet of the East 867.3 feet of the
North 20 acres of the East 1/2 of the Northwest 1/4 of Section 10, Township 29 North,
Range 22 West, Ramsey County, Minnesota and the South 103 feet of the North 393 feet of
the West 207.5 feet of the East 659.8 feet of the North 20 acres of the East 1/2 of the
Northwest 1/4, Section 10, Township 29 North, Range 22 West, Ramsey County,
Minnesota, excepting from the conveyance all existing railroad right-of-way and railroad
easements.
AND
The South 105 feet of the North 395 feet of the West 207.5 feet of the East 867.3 feet of the
North 20 acres of the East 1/2 of the Northwest 1/4 of Section 10, Township 29, Range 22,
Ramsey County, Minnesota.
AND
The South 103 feet of the North 393 feet of the West 207.5 feet of the East 659.5 feet of the
North 20 acres of the East 1/2 of the Northwest 1/4 Section 10, Township 29, Range 22,
together with an easement for road purposes over the West 30 feet of the East 615 feet of
the North 290 feet of said North 20 acres of the East 1/2 of the Northwest 1/4, Section 10,
Township 29, Range 22, Ramsey County, Minnesota.
WHEREAS, the history of this change is as follows:
1. On October 15, 2019, the planning commission held a public hearing. The city staff
published a hearing notice in the Maplewood Review 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
recommended that the city council ______ the land use plan change.
2. On October 28, 2019, the city council discussed the land use plan change. They
considered reports and recommendations from the planning commission and city
staff.

NOW, THEREFORE, BE IT RESOLVED that the city council
described change for the following reasons:

the above
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1.

A goal of the Maplewood 2040 Comprehensive Plan is to encourage infill
development to be sensitively designed to fit within the existing neighborhood.

2.

A goal of the Maplewood 2040 Comprehensive Plan is to promote the availability of a
full range of services and facilities for its residents, and the improvement of, access
to, and linkage between housing and development.

3.

A goal of the Maplewood 2040 Comprehensive Plan is to ensure the City has a variety
of housing types for ownership and rental for people in all stages of their life cycle.

This land use plan amendment is subject to approval by the Metropolitan Council.
The Maplewood City Council

this resolution on October 28, 2019.

Attachment 2

CONDITIONAL USE PERMIT FOR A PLANNED UNIT DEVELOPMENT RESOLUTION
WHEREAS, Andrew Centanni, on behalf of Elim Care, has applied for a conditional use
permit for a planned unit development for its proposed 141-unit senior housing facility to be located
at 1534 County Road C East.
WHEREAS, a future use as part of this property is a church which will be built at a later date
and Section 44-1092 requires a conditional use permit for churches.
WHEREAS, the existing use of community gardens will remain in place east of the new
senior housing facility and Section 18-612 requires a conditional use permit for community gardens
more than one acre in size.
WHEREAS, Section 44-1092 of the city ordinances requires a conditional use permit for
planned unit developments built within the City of Maplewood.
WHEREAS, this permit applies to the existing properties located at 1448 and 1534 County
Road C East. The legal description of the properties are:
The N. 20 acres of the East 1/2 of the Northwest 1/4 of Section 10, in Township 29 North,
Range 22 West, Ramsey County, Minnesota, Except that part thereof described as follows: The
South 105 feet of the North 395 feet of the West 207.5 feet of the East 867.3 feet of the North 20
acres of the East 1/2 of the Northwest 1/4 of Section 10, Township 29 North, Range 22 West,
Ramsey County, Minnesota and the South 103 feet of the North 393 feet of the West 207.5 feet of
the East 659.8 feet of the North 20 acres of the East 1/2 of the Northwest 1/4, Section 10, Township
29 North, Range 22 West, Ramsey County, Minnesota, excepting from the conveyance all existing
railroad right-of-way and railroad easements.
AND
The South 105 feet of the North 395 feet of the West 207.5 feet of the East 867.3 feet of the
North 20 acres of the East 1/2 of the Northwest 1/4 of Section 10, Township 29, Range 22, Ramsey
County, Minnesota.
AND
The South 103 feet of the North 393 feet of the West 207.5 feet of the East 659.5 feet of the
North 20 acres of the East 1/2 of the Northwest 1/4 Section 10, Township 29, Range 22, together
with an easement for road purposes over the West 30 feet of the East 615 feet of the North 290 feet
of said North 20 acres of the East 1/2 of the Northwest 1/4, Section 10, Township 29, Range 22,
Ramsey County, Minnesota.
WHEREAS, the history of this conditional use permit is as follows:
1.

On October 15, 2019, the planning commission held a public hearing. The city staff
published a hearing notice in the Maplewood Review 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 recommended that the city council ________ the conditional use permit.
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2.

On October 28, 2019, the city council discussed the conditional use permit. They
considered reports and recommendations from the planning commission and city
staff.

NOW, THEREFORE, BE IT RESOLVED that the city council __________ the abovedescribed conditional use permit because:
1.

The use would be located, designed, maintained, constructed and operated to be in
conformity with the City’s Comprehensive Plan and Code of Ordinances.

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 minimal adverse environmental effects.

Approval is subject to the following conditions:
1.

All construction shall follow the site plan approved by the city. The director of
community development may approve minor changes.

2.

The proposed construction must be 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.

This approval permits the project's studio units to have a minimum of 395 square
feet of floor area and the skilled nursing and transitional care units to have a
minimum of 380 square feet of floor area.

5.

This approval permits the project to build a 40-foot tall senior housing building.
All requirements of the fire department must be met in the construction of this
building.
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6.

This approval permits the project to provide 63 underground parking stalls and
74 surface parking stalls - a waiver of 145 spaces. If a parking shortage
develops the applicant shall be required by the city to provide additional surface
parking on the future church site to the east.

7.

The future church building is not approved. This PUD must be revised to approve the
future church.

8.

The 10 acre parcel that will be the future home to a new church is approved for the
use of community gardens. This community garden must adhere to all the
requirements in Section 18-611.

9.

All signage for this site and the future church site must be approved by the
Community Design Review Board in a comprehensive sign plan.

10.

Comply with all city ordinance requirements for signage and parking.

The Maplewood City Council __________ this resolution on October 28, 2019

1534 County Road C East

September 19, 2019
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Attachment 7

RE: ELIM CARE SKILLED NURSING AND SENIOR HOUSING FACILITY – MAPLEWOOD, MINNESOTA

Michael,
The following project description and narrative is being submitted as part of the review process for construction of a proposed
new Skilled Nursing and Senior Housing Facility, which includes the following types of requests:
•
•
•
•

Comprehensive Plan Amendment
Planned Unit Development
Lot Division
Community Design Review Board

The subject properties (property boundary) are located near the intersection of County Road C & Hazelwood Street in Ramsey
County, Maplewood, Minnesota (PID #’s: 102922210002 & 102922210001) consist of 16.47 and 0.99 acres, respectively, and
are currently zoned R1 – Residence District (Single Dwelling).
Elim Care is proposing construction of a new approximately 193,520 square foot Skilled Nursing and Senior Housing Facility,
which varies from 1 to 3 stories. Underground parking is also proposed as part of the design. Development of the site will also
include construction of ground-level parking, as well as the associated site-related design aspects such as drive aisles, storm
water facilities, utilities, sidewalks, and landscaping. The proposed new facility will consist of approximately 141 units and provide
a full continuum of care consisting of; Skilled Nursing, Transitional Care, Assisted Living Memory Care, Assisted Living, and
Independent Living all under one roof. A preliminary breakdown of the proposed units is provided below.
•
•
•
•

Skilled Care / TCU – 56 Units, 64 Beds
Assisted Living Memory Care – 16 Units
Assisted Living – +/- 40 Units
Independent Living – +/- 29 Units

To facilitate the development, a Comprehensive Plan Amendment is proposed to zone the property boundary as a Planned Unit
Development, along with a lot division to divide the property boundary into three individual lots. Dividing the property boundary is
intended to accommodate both construction of the Elim Care Facility and future construction of the future physical plant of
Maplewood First Evangelical Free Church. The divided property boundary will consist of the following:
•
•
•

Lot 1 – 6.85 acres: Proposed Elim Care Facility
Lot 2 – 10 acres: Proposed future Church
Lot 3 – 0.2 acres: Separate lot

Note that Elim Care anticipates purchasing the approximate 6.85 acres of property, which is currently owned by the First
Evangelical Free Church of St. Paul, Minnesota. It is also the intent, as part of the Comprehensive Plan Amendment, to guide the
Church lot for Institutional use. A Neighborhood Meeting was held on May 21, 2019, with adjacent property owners and there
were no major objections to the project.
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As part of the site development, two accesses are proposed off of County Road C E. One is a shared access drive for access to
both the Elim Care and future Church sites, and the other is a service access for deliveries and access to the underground parking.
This service access also provides connectivity to the fire lane.
Stormwater management and utility connections for the Elim Care site will be provided on Elim Care’s lot. Note that utility stubs
will be provided for the future Church site as part of the design process for the Elim Care Facility. Stormwater management and
utility connections pertaining to the future Church construction will be designed independently, reviewed, and approved as part
of a separate review process. In the interim, before the Church is constructed, the current community gardens are proposed to
remain to the maximum extent feasible.
Per City Code, the proposed project requires 458 tree mitigation inches. As designed, the project includes 167 tree replacement
inches, and provides 218.5 shrub replacement inches. The proposed shrubs are five gallon size; larger than the three gallon size
minimum per code. We respectfully request the provided shrubs be considered for the tree mitigation allowance, and that the
unmitigated 73 inches be considered for fee in lieu.
As mentioned previously, the Elim Care Facility will provide Skilled Nursing, Transitional Care, Assisted Living Memory Care,
Assisted Living, and Independent Living. The proposed operations are as follows:
•
•
•
•

Hours of Operation: 24 Hours of Operations (Care) with Visiting Hours
Staff at Open: 80
Staff at Full Occupancy: 128 (Factoring differing shifts and work hours)
Max Staff at Shift Change with Full Occupancy: 55

As part of this process, Elim Care is also requesting a reduction in the amount of required parking. Underground parking is being
provided for residents of the facility, while the ground-level parking will be provided for staff and visitors. Per City Code, 268 stalls
are required per Unit. Given the operations and level of service provided, with many residents unable to operate a vehicle, not all
units will require a stall for parking. Taking this into consideration, Elim Care is proposing to provide 137 (74 surface, 63
underground) stalls, which will provide an adequate amount of parking for the facility based on these factors. In addition, Elim
Care operates many other similar facilities, and based on experience from operation of these other facilities, the quantity of
parking stalls proposed will be sufficient. Additionally, when the future Church is constructed, it is anticipated that a shared parking
agreement will be implemented between the two entities.
As designed, the project will provide architectural and esthetic compatibility with the surrounding properties by incorporating
building elements such as complementary materials, orientation, colors, and landscaping that are compatible with the
surrounding areas, as well as present and future land uses. In addition, the City’s existing service capacity (water & sewer) can
accommodate the project without overburden or excessive additional costs for public facilities or services.
The project will not substantially diminish or impair property values within the immediate vicinity, or impede the normal and orderly
development of surrounding properties due to the existing and planned future uses and land uses surrounding and adjacent to
the project area.
No traffic impacts to the transportation network, subject property, or neighboring properties are anticipated given the existing and
proposed traffic flow expected, and accesses provided. Additionally, no pollution or negative impacts to the environment are
anticipated within the scope of the proposed project.
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Per the City’s 2040 Comprehensive Plan, the need for additional senior housing, including “facilities ranging from independent
living apartment units, to assisted living units, to beds in traditional nursing facilities” is expected to grow given the aging
population in Maplewood and the surrounding metro area. Granting these requests will allow Elim Care the opportunity to fulfill
this need and provide essential services and resources for residents within the community, while complying with applicable zoning
regulations, and meeting the goals of the City’s Comprehensive Plan.
Thank you for your consideration of this request on behalf of Elim Care. Please contact me at 952.426.0699 or via email at
Reese.Sudtelgte@ISGInc.com if there is any additional information we can provide in support of this project.
Sincerely,

Andrew Centanni, MBA, AIA, NCARB

V.P. of Building Design and Development
Elim Care

Reese Sudtelgte, PE
Civil Engineer
ISG

Bryan Schleif

Project Manager
Pope Architects
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CONCEPT RENDERING
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Attachment 11

Engineering Plan Review
PROJECT:

Elim Care Senior Facility – 1534 County Road C East

PROJECT NO:

19-36

COMMENTS BY:

Jon Jarosch, Assistant City Engineer

DATE:

10-5-2019

PLAN SET:

Engineering plans dated 9-17-2019
Stormwater Management Plan dated 9-17-2019

The applicant is proposing to construct a new skilled nursing and senior housing facility at 1534
County Road C East. The applicant is requesting design approval.
Stormwater management for the site is proposed to be accommodated via the use of three
surface storm water treatment basins. It appears from the stormwater management plan that the
proposed development meets the City’s stormwater management standards.
This review does not constitute a final review of the plans, as the applicant will need to submit
construction documents for final review, along with ratified agreements, prior to issuing building
and grading permits.
The following are engineering review comments on the design and act as conditions prior to
issuing permits:
Drainage and Stormwater Management
1)

The project shall be submitted to the Ramsey-Washington Metro Watershed District
(RWMWD) for review. All conditions of RWMWD shall be met.

2)

A joint stormwater maintenance agreement with the City and RWMWD shall be signed
by the owner for the proposed infiltration/filtration basins, underground infiltration
system, and associated storm sewer system.

3)

Sump structures or other pre-treatment devices shall be installed upstream of all
discharge points into basins or other areas.

4)

Soil boring information or infiltration test data shall be submitted to support the infiltration
rates assumed in the stormwater calculations.
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Grading and Erosion Control
5)

The infiltration basins and underground infiltration systems shall be protected from
sedimentation throughout construction.

6)

Inlet protection devices shall be installed on all existing and proposed onsite storm
sewer until all exposed soils are stabilized.

7)

Public and private drives shall be swept as needed to keep the pavement clear of
sediment and construction debris.

8)

All pedestrian facilities shall be ADA compliant.

9)

A copy of the project SWPPP and NDPES Permit shall be submitted prior to the
issuance of a grading permit.

10)

All slopes shall be 3H:1V or less steep in slope.

11)

The total cut/fill volume shall be noted on the grading plan.

12)

Stabilized rock construction entrances shall be installed at all entry/exit points into the
site.

13)

A double row of perimeter control shall be installed along the south and southwest
corner of the site where concentrations of runoff are more likely. One of these rows shall
be heavy-duty silt fence.

Sanitary Sewer and Water Service
14)

Sanitary sewer service piping shall be schedule 40 PVC or SDR 35.

15)

The proposed water service modifications are subject to the review and conditions of
Saint Paul Regional Water Services (SPRWS). The applicant shall submit plans and
specifications to SPRWS for review and meet all requirements they may have prior to
the issuance of a grading permit by the City.

16)

The applicant shall be responsible for paying any SAC, WAC, or PAC charges related to
the improvements proposed with this phase of the project. Appropriate fees shall be
charged during the permitting process.

17)

All points where the storm sewer and sanitary sewer cross the watermain shall be
reviewed for appropriate clearance. These areas shall be reviewed with SPRWS to
determine whether or not insulation is needed for freeze protection.
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Other
18)

All work within Ramsey County right-of-way requires approval from Ramsey County. All
conditions of Ramsey County shall be met prior to issuance of permits.

19)

The plans shall be signed by a professional engineer currently licensed in the State of
Minnesota.

20)

The proposed retaining wall will require a structurally engineered design and a permit
from the Maplewood Building Department.

21)

It is understood that there is a slight property line discrepancy along the southern portion
of the property, adjacent to the City owned property. The applicant shall work with the
City to address this discrepancy.

Public Works Permits
The following permits are required by the Public Works Department for this project. The
applicant should verify the need for other City permits with the Building Department.
22)

Grading and erosion control permit

23)

Sanitary Sewer Permit

24)

Storm Sewer Permit
- END COMMENTS -

