REQUEST FOR CITY COUNCIL ACTION
Agenda Date: March 22, 2021
Agenda Item:
9.i
Department Approval
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City Manager Approval

Adopt a Resolution approving a Conditional Use for Roseville Leased
Housing Associates II, LLP (Dominium, Inc.) to allow the construction of a
five story, 277-unit, senior residential project at 2730 Herschel Street, to be
known as The Harbor at Twin Lakes (PF21-002)

BACKGROUND
Twin Lakes Station is a multi-faceted redevelopment project proposed to be developed with 277
units of senior affordable housing, 228 units of family affordable housing (already under
construction), and seven smaller commercial buildings encompassing 55,000 square feet, which has
a zoning classification of Community Mixed-Use-4 (CMU-4) district. The project also includes a
combination of underground and surface parking stalls and various indoor and outdoor amenities.
The proposed project met the minimum threshold (375 attached housing units) under Minnesota
Administrative Rules to conduct an Environmental Assessment Worksheet (EAW). The purpose of
the EAW was to identify any and all potential environmental effects and to plan for mitigation of
such effects. The EAW process can also demand creation of a more in-depth environmental study,
called an Environmental Impact Statement (EIS). On May 18, 2020, the City Council, serving as the
Regulatory Governmental Unit, approved a Negative Declaration for an Environmental Impact
Statement allowing for the full project to move forward through required approval processes.
Launch Properties is/will be responsible for the commercial portion of the redevelopment and site
preparation/clean-up efforts, many of which have already occurred including building demolition,
environmental clean-up, and site preparation (mass grading). It is anticipated that additional activity
will occur within the commercial portion (along County Road C) later this year.
Dominium is responsible for the residential portion of the overall development, of which The Oasis
(228 units of family affordable housing) is currently under construction on Lot 1, Twin Lakes 3rd
Addition, while the current proposal for The Harbor at Twin Lakes will be constructed on Lot 2,
Twin Lakes 3rd Addition (the eastern lot adjacent to Rosedale Square), which had been previously
occupied by multiple tenants, including Boaters Outlet and Metro Mobility.
Table 1005-5 within the CMU chapter indicates multi-family residential buildings with greater than
three units are required to receive an approved Conditional Use. The Harbor at Twin Lakes project
consists of a single, five story building containing 277 units on 5.19 acres. While the Harbor at
Twin Lakes building lies on a 5.19 acre site, it shares green space and on-site amenities with the
adjacent family building, which sits on a site nearly eight acres in area. Similar to the family
affordable units, Dominium has also secured highly competitive tax-exempt bonds and tax credits
from the State, which are essential to providing the senior affordable units. The conditional use seeks
to allow construction of a single, five story building containing 277 units of senior housing on 5.19
acres, which equates to 53 units per acre, with a mix of one (130), two (117), and three (30) bedroom
units. Site, grading, utility, and landscape plans, along with building elevations have been included.
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While these plans help to illustrate the proposal, the specific details may not be germane to the
City’s consideration of the request for conditional use approval.
Because this proposed building shares green space and amenities with the adjacent family building,
the overall density of the residential uses is a more meaningful representation of density, which is
38.5 units per acre. There is no specific density limitation or unit size requirement in the CMU-4
district to analyze, however, the type of unit and number of units can potentially influence the
number of new residents and subsequently the number of new vehicles using City/County streets and
residents using City parks. Consequently, the conditional use process may not directly address those
proposed details, but the process is an opportunity to analyze potential impacts of those details on
the subject property and surrounding area to determine if conditions are necessary to mitigate
potential negative effects.
Attachment A includes the Request for Planning Commission Action and all materials presented to
the Planning Commission on March 3, 2021.
PLANNING COMMISSION ACTION
On March 3, 2021, the Roseville Planning Commission held the duly noticed public hearing
regarding the request by Dominium. At the hearing, no citizens were present during the virtual
discussion nor provided testimony to the Planning Commission (Attachment B).
Commissioners did have questions regarding the project, with one area of concern being the number
of parking stalls given the number of bedrooms contained in the 277 unit building.
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City Planner Paschke stated the previously approved Oasis project and the proposed Harbor project
both provide a different parking ratio per unit/bedroom than required by the Code, which required
the completion of a parking study that concluded the parking ratios provided are adequately met
based on the study.
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One Commissioner inquired about the overall density of the project.
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Community Development Director Gundlach noted this development will be the first senior
affordable housing project, other than the Commonbond project in the City. She noted that both the
family and senior projects will share parking and certain site amenities. When averaging the density
out for both projects across both sites, total density lies closer to 36 units per acre. The EAW
illustrated that for the family portion of the development, the number of units proposed was actually
less than what could be allowed under Code, whereas on the senior portion, the number of units rose
slightly above, but when averaged across both sites it was within the allowance under the CU.
Gundlach also spoke to Dominium’s experience building many similar projects throughout the
metropolitan area, which provided real data to support actual parking needs for the project.
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The Planning Commission voted 6-0 to recommend the following to the City Council:
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1. Approval of the requested 277 units of senior affordable apartment units as a conditional use at
2730 Herschel Street based on the content of this report, public input, and Planning Commission
deliberation, with the following condition:
a. The property is developed consistent with the plans provided as attachments to this RPCA
dated March 3, 2021 unless otherwise amended to comply with City Code requirements,
except that unit counts shall not be increased.
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ALTERNATIVE ACTIONS
a. Pass a motion to table the item for future action. An action to table must be tied to the need of
clarity, analysis and/or information necessary to make a recommendation on the request. Tabling
beyond April 9, 2021, would require extension of the 60-day action deadline established in
Minn. Stats. 15.99.
b. Pass a motion denying the proposal. An action to deny must include findings of fact germane to
the request.
Report prepared by: Thomas Paschke, City Planner, 651-792-7074
thomas.paschke@cityofroseville.com
Attachments:

A.
C.

PC Packet
Draft CU resolution

B.
D.

020321 PC minutes
Parking study
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REQUEST FOR PLANNING COMMISSION ACTION

Prepared By

Item Description:

1
2
3
4
5
6
7
8

Agenda Date:
Agenda Item:

03/03/21
6A

Agenda Section
Public Hearings

Consider a request by Roseville Leased Housing Associates II, LLP
(Dominium, Inc.) for a Conditional Use to allow the construction of a five
story, 277-unit, senior residential project at 2730 Herschel Street (PF21002)

APPLICATION INFORMATION
Applicant:
Location:
Property Owner:
Application Submission:
City Action Deadline:
Planning File History:

Roseville Leased Housing Associates II, LLP
2730 Herschel Street
Roseville Investment Partners, LLC
02/08/21; deemed complete 02/19/21
04/09/21
PF20-008 Var and CU
Boaters Outlet – IU and CU
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LEVEL OF DISCRETION IN DECISION MAKING: When exercising the “quasi-judicial” authority
on a conditional use request, the role of the City is to determine the facts associated with a
particular proposal and apply those facts to the legal standards contained in the ordinance and
relevant state law. In general, if the facts indicate the application meets the relevant legal
standards and will not compromise the public health, safety, and general welfare, then the
applicant is likely entitled to the approval. The City is, however, able to add conditions to
conditional use approvals to ensure that potential impacts to parks, schools, roads, storm sewers,
and other public infrastructure on and around the subject property are adequately addressed.
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BACKGROUND
Twin Lakes Station is a multi-faceted redevelopment project proposed to be developed with 277
units of senior affordable housing, 228 units of family affordable housing (already under
construction), and seven smaller commercial buildings encompassing 55,000 square feet, which
has a zoning classification of Community Mixed-Use-4 (CMU-4) district. The project also
includes a combination of underground and surface parking stalls and various indoor and outdoor
amenities. The proposed project met the minimum threshold (375 attached housing units) under
Minnesota Administrative Rules to conduct an Environmental Assessment Worksheet (EAW).
The purpose of the EAW was to identify any and all potential environmental effects and to plan
for mitigation of such effects. The EAW process can also demand creation of a more in-depth
environmental study, called an Environmental Impact Statement (EIS). On May 18, 2020, the
City Council, serving as the Regulatory Governmental Unit, approved a Negative Declaration for
an Environmental Impact Statement allowing for the full project to move forward through
required approval processes. See Attachment C for overall concept plan.
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Launch Properties is/will be responsible for the commercial portion of the redevelopment and
site preparation/clean-up efforts, many of which have already occurred including building
demolition, environmental clean-up, and site preparation (mass grading). It is anticipated that
additional activity will occur within the commercial portion (along County Road C) later this
year.
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Dominium is responsible for the residential portion of the overall development, of which The
Oasis (228 units of family affordable housing) is currently under construction on Lot 1, Twin
Lakes 3rd Addition, while the current proposal for Roseville Senior Housing will be constructed
on Lot 2, Twin Lakes 3rd Addition (the eastern lot adjacent to Rosedale Square), which had been
previously occupied by multiple tenants, including Boaters Outlet and Metro Mobility.
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Table 1005-5 within the CMU chapter indicates multi-family residential buildings with greater
than three units are required to receive an approved Conditional Use. The Roseville Senior
Housing project consists of a single, five story building containing 277 units on 5.19 acres.
While the Roseville Senior Housing building lies on a 5.19 acre site, it shares green space and
on-site amenities with the adjacent family building, which sits on a site nearly eight acres in area.
Similar to the family affordable units, Dominium has also secured highly competitive tax-exempt
bonds and tax credits from the State, which are essential to providing the senior affordable units.
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CONDITIONAL USE ANALYSIS
As previously indicated, the Zoning Code requires approval of a conditional use for any
residential development of more than three dwelling units in the CMU districts. However, the
Zoning Code does not establish density limits or other requirements for residential developments
in the CMU districts, nor does it establish any specific conditional use approval criteria to review
when considering a residential development of three or more dwelling units. To date, this is only
the third residential project to seek a Conditional Use in the CMU districts for housing in excess
of three dwelling units (the prior two were approved).
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While the level of detail in the plans developed thus far has allowed Planning Division staff to
review and confirm the satisfaction of pertinent zoning requirements of §1005.02 (Design
Standards) and §1005.07 (Regulating Plan), although it is not uncommon for conditional use
requests, such as this, to be considered under more conceptual plans as the detailed zoning
compliance review is typically done at the time of building permit.
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Site, grading, utility, and landscape plans, along with building elevations have been included as
Attachment D. While these plans help to illustrate the proposal, the specific details may not be
germane to the City’s consideration of the request for conditional use approval. For example, the
proposed senior building will be constructed on a 5.19-acre lot and include 277 units of senior
housing, which equates to 53 units per acre, with a mix of one (130), two (117), and three (30)
bedroom units. Because this proposed building shares green space and amenities with the
adjacent family building, the overall density of the residential uses is a more meaningful
representation of density, which is 38.5 units per acre. There is no specific density limitation or
unit size requirement in the CMU-4 district to analyze, however, the type of unit and number of
units can potentially influence the number of new residents and subsequently the number of new
vehicles using City/County streets and residents using City parks. Consequently, the conditional
use process may not directly address those proposed details, but the process is an opportunity to
analyze potential impacts of those details on the subject property and surrounding area to
determine if conditions are necessary to mitigate potential negative effects.
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As the attached plans indicate, the senior housing project will consist of one building over
structured parking. In addition to the unit types noted above, the building will also include
leasing offices and on-site amenities, including a card/craft room, club room, fitness room,
theater, salon, and a library. The site that surrounds the senior building intends to include
extensive landscaping and a private pathway surrounding the building. In the future, this
pathway will connect to a similar pathway that surrounds the family building currently under
construction. The pathway will also connect to the pathway proposed to be constructed on top of
the storm water pipe that is replacing the existing ditch that runs along the west and north sides
of the Twin Lakes Station site. For the past year, the City has been working with the Rice Creek
Watershed on improving the adjacent drainage ditch by converting it to an underground pipe
system, which has been approved and for which construction documents are currently being
completed for bidding. This improvement will allow residents and users of the site to access offsite park and trail facilities to the north, south, and west, as well as allow off-site users enhanced
trail access to the commercial uses on-site that are forthcoming.
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Section 1009.02.C of the City Code establishes a mandate that the City make five specific
findings pertaining to a proposed conditional use. Planning Division staff has reviewed the
application and offer the following draft findings.
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1. The proposed use is not in conflict with the Comprehensive Plan. The 2040 Comprehensive
Plan does not specifically identify this site for residential development, but does address
future residential development within the Community Mixed-Use Land Use Designation and
specifically that this land use designation is assumed, over the course of the Plan and across
all CMU-zoned property, to include a minimum of 171 units (10 minimum units per acre) to
393 units (36 maximum units per acre). The 2040 Comprehensive Plan identifies this
property as a “development-redevelopment area”.
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Further, Planning Division staff believes the proposal is not in conflict with the following
2040 Comprehensive Plan implementation strategies:
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a. Support initiatives (including land use and zoning tools) and partnerships to improve
health care quality, affordability, and access.
b. Provide mechanisms that encourage the development of a wide range of housing that
meets regional, state and national standards for affordability.
c. Establish public‐private partnerships to ensure life‐cycle housing throughout that city to
attract and retain a diverse mix of people, family types, economic statuses, ages, etc.
d. Encourage improvements to the connectivity and walkability between and within the
community’s neighborhoods, gathering places, and commercial areas through new
development, redevelopment, and infrastructure projects.
e. Promote and support the redevelopment of physically and economically obsolete or
underutilized property.
f. Revise the commercial zoning districts to reflect the mixed‐use development priorities
expressed in this Plan.
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2. The proposed use is not in conflict with any Regulating Maps or other adopted plans.
Planning Division staff has verified that the proposed five-story, senior affordable apartment
complex conforms to the Twin Lakes Regulating Plan and the Design Standards set forth in
§1005.02 of the Zoning Code as it pertains to building placement. The building will include
both underground and surface parking in stalls in quantities that meet minimum requirements
of the Zoning Code.
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3. The proposed use is not in conflict with any City Code requirements. Based on the plans that
have been received and reviewed thus far, staff has not uncovered any City Code conflicts,
and the proposed apartment building must meet all applicable City Code regulations before a
building permit can be issued, or the applicant must secure any necessary variance approvals.
As for the site plan and specifically landscaping, a variance to §1011.03.3.e.ii, is necessary to
obtain relief from the requirement to plant 277 trees on the subject lot (one tree per dwelling
unit) and from §1011.03.A.3.c.v regarding the installation of shrubs and perennials, similar
variances of which were approved for the family building currently under construction.
Moreover, a conditional use approval can be rescinded if the approved use fails to comply
with all applicable City Code requirements or any conditions of the approval.
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4. The proposed use will not create an excessive burden on parks, streets, and other public
facilities. A traffic study was completed with the EAW and indicated the proposed residential
development on the subject property will have minimal impacts on the roadway network.
The traffic study indicated that all studied intersections will operate at an acceptable level of
service. Furthermore, as indicated in the traffic study, a signal light is required at the
intersection of County Road C and Herschel Street, which will assist in controlling future
vehicle movements.
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There are three City parks in the near vicinity (Rosebrook, Langton Lake and Oasis) that
could experience an increase of usage. Specifically, for Langton Lake and Oasis parks, of
which increased use could be in the form of walkers or bikers using the trail system in and
around these parks. Oasis and Rosebrook also have park structures that could be rented for
events or celebrations by residents occupying the senior building. Based on the City’s
subdivision regulations, park dedication did not apply to this project, however, City staff
worked with the applicant and property owner to assist in providing a public pathway over a
large culvert that will replace the existing ditch that lies west and north of the development
site. Site connections to this future pathway are planned and the applicant has financially
contributed to the cost to construct this pathway via an infrastructure improvement fee.
Beyond this investment, the developer is incorporating many on-site amenities into the
project, including trails, a pergola, and a patio area with outdoor seating on the east side of
the building.
5. The proposed use will not be injurious to the surrounding neighborhood, will not negatively
impact traffic or property values, and will not otherwise harm the public health, safety, and
general welfare. Consistent with the preceding findings, Planning Division staff believes the
proposed senior development will be a valuable addition to Twin Lakes due to its
thoughtfully-developed site plan with extensive on-site amendites, will not create adverse
traffic impacts, will positively affect surrounding property values, and will not cause harm to
the public health, safety, and general welfare, especially when compared to historical uses
and other uses that would be permitted at the property based upon underlying zoning.
Further, the City’s 2018 Housing Needs Assessment identified an affordable housing need of
at least 166 senior housing units to 2023, to which this project will create. As mentioned
earlier in this report, a traffic study was conducted and the recommendations posed in that
study to ensure intersections function at acceptable levels of service will be implemented
(namely a signal at Herschel).
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PUBLIC COMMENT
At the time this report was prepared, Planning Division staff has not received any comments or
questions about the proposed senior apartment building.
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RECOMMENDED ACTIONS
By motion, recommend approval of the proposed 277 units of senior affordable apartment
units as a conditional use at 2730 Herschel Street based on the content of this report, public
input, and Planning Commission deliberation, with the following condition:
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a. The property is developed consistent with the plans provided as attachments to this
RPCA dated March 3, 2021 unless otherwise amended to comply with City Code
requirements, except that unit counts shall not be increased.
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ALTERNATIVE ACTIONS
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a. Pass a motion to table the item for future action. An action to table must be tied to the need
of clarity, analysis and/or information necessary to make a recommendation on the request.
Tabling beyond April 9, 2021, would require extension of the 60-day action deadline
established in Minn. Stats. 15.99.
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b. Pass a motion denying the proposal. An action to deny must include findings of fact
germane to the request.
Report prepared by: Thomas Paschke, City Planner | 651-792-7074
thomas.paschke@cityofroseville.com
Attachments:

A. Area map
C. Narrative

B. Aerial map
D. Development plans
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Prepared by:
Community Development Department
Printed: February 24, 2021

Site Location

Data Sources
* Ramsey County GIS Base Map (1/4/2021)
For further information regarding the contents of this map contact:
City of Roseville, Community Development Department,
2660 Civic Center Drive, Roseville MN

Disclaimer
This map is neither a legally recorded map nor a survey and is not intended to be used as one. This map is a compilation of records,
information and data located in various city, county, state and federal offices and other sources regarding the area shown, and is to
be used for reference purposes only. The City does not warrant that the Geographic Information System (GIS) Data used to prepare
this map are error free, and the City does not represent that the GIS Data can be used for navigational, tracking or any other purpose
requiring exacting measurement of distance or direction or precision in the depiction of geographic features. If errors or discrepancies
are found please contact 651-792-7085. The preceding disclaimer is provided pursuant to Minnesota Statutes §466.03, Subd. 21 (2000),
and the user of this map acknowledges that the City shall not be liable for any damages, and expressly waives all claims, and agrees to
defend, indemnify, and hold harmless the City from any and all claims brought by User, its employees or agents, or third parties which
arise out of the user's access or use of data provided.
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March 6, 2020
Written Narrative – Twin Lakes Senior Conditional Use
Roseville Leased Housing Associates II, LLLP, the future owner of the proposed Twin Lakes
Senior Apartments, is requesting Conditional Use approval from the Roseville City Council. The
below narrative is intended to explain the intent of the project and why it aligns with the City of
Roseville’s plan for the site.
The city requires a Conditional Use approval for developments with greater than three units per
building. The proposed development contains 277 units within one five story residential building,
so a Conditional Use approval is required. The proposed use is consistent with the guidance of the
Comprehensive Plan, which has identified the future use of site as Community Mixed Use.
Community Mixed Use areas are intended to contain a mix of complementary uses including
medium and high density residential and office, combined with parks and open spaces. The
proposed development will contain medium to high density residential with open park spaces. The
proposed development is not in conflict with any Regulating Maps or other plans for the area, in
fact the site is the last undeveloped parcel within Twin Lakes Redevelopment area, which the City
has specifically identified for re-development. As part of the City’s comprehensive plan, a housing
needs study was conducted. The study concluded that Roseville is in need of Senior housing, and
specifically mentioned the housing that the Applicant has provided in other nearby cities as an
example.
The proposed use is in conflict with one City Code requirement, which includes the number of
trees required to be planted. For this reason, a variance is being requested along with the
Conditional Use application. Aside from this variance, the project is in compliance with all City
Codes.
The project will not create a burden on the existing parks, streets, and other public facilities. The
proposed project will be age restricted to seniors 55+. The residents will have access to the adjacent
green space as well as amenities such as pergolas, outdoor seating, and walking paths. Residents
of the project are expected to use the open space and amenities provided on site and not burden
the parks and public facilities existing nearby. The project will pay an infrastructure improvement
fee that the City may use to construct a public greenway along the site boundary to connect to
Oasis Park to the North.
It is expected that the project will improve the overall well-being of the neighborhood and city
from many perspectives. The quality affordable housing that this and the family project will
provide along with Launch’s Twin Lake Station redevelopment project will provide a desirable
mix of uses and will provide seniors access to accessible high quality housing. Along with this
Conditional Use application, a traffic study was conducted which showed that the additional traffic
that the subject will create will not negatively impact traffic. Given the quality of construction and
number of new residents that the project will provide for, the project will be a significant
improvement to the surrounding area, especially considering the existing use of the property as
blighted industrial buildings.
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Attachment B
EXTRACT OF THE MARCH 3, 2021 PLANNING COMMISSION MEETING MINUTES
a. Consideration of a Request by Roseville Leased Housing Association II, LLP
(Dominium, Inc.) For a Conditional Use to Allow The Construction of a Five Story, 277
Unit, Senior Residential Project at 2730 Herschel Street (PF21-002)
1
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Chair Gitzen opened the public hearing for PF21-002 at approximately 6:08 p.m. and
reported on the purpose and process of a public hearing. He advised this item will be before
the City Council on March 22, 2021.
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City Planner Paschke summarized the request as detailed in the staff report dated March 3,
2021.
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Member Kimble asked if staff knew what the parking ratio was, stalls per unit.

7
8
9
10
11
12
13

Mr. Paschke indicated he did not have that information, but he knew as a part of the review
of the Oasis project, staff did review the parking. These projects are not parked the same, so
a parking study was done to conclude the parking ratios provided are adequately met based
on the study. He believed that what staff concluded was the senior project as well as the
multi-family project were to be parked based on the number of units and then a .25 for
overall units, which is far greater than what he believed provided both in the underground
and surface parking on both sites.
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Member Kimble wondered if there is a service that comes or will come to the development.
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Mr. Paschke did not believe there was a bus service that comes to the site and he was not sure
if it will in the future. That has been a challenge for Roseville for a number of years, trying
to get Metro Transit to expand its service to certain areas in the City.
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Member McGehee agreed with Member Kimble because she looked at the EAW and it
seemed to her that there is an underestimate on the parking availability. When it is based on
the unit and there are a number of two-bedroom units and the over fifty-five units where
there are two individuals, there could easily be two vehicles. She thought the City made a
mistake at Sienna Green where there is obviously not enough parking. She was not sure that
the study should not be looked at again. She believed it indicates a use permit is needed
because the development is exceeding the maximum number of units on that particular
project.
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Mr. Paschke indicated to his knowledge, 277 was consistent with what was supported in the
past, which was a part of the EAW, and that number has always continued forward. The
Conditional Use is necessary because it is more than three units.
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Member McGehee asked if staff had any information on what some of the stores or entities
are going to be in the front section.
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Mr. Paschke indicated staff did not know that information at this time. The City has not
received any plans and he was not sure when commercial activity will begin. He assumed
that later in the year staff might see some activity out there related to perhaps some
commercial development.
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Member McGehee wondered about this because a lot of units are being added and there is
not a bank on that side of Snelling and there is not any daycare or a drycleaner in that area
and it seemed to her that would be services that the people living there might need.
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Member Kruzel asked if the apartments will be market value for seniors. She also wondered
how many senior housing units have been done over the past couple of years versus multifamily and low-income housing in the City.
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Community Development Director Gundlach noted this development will be the first senior
affordable housing project, other than the Commonbond project in the City. She reviewed
the different housing types in the City that have recently been built along with the density
question brought up previously. She noted the projects will share parking and amenities and
really act together. When averaging the density out for both projects across both sites it is at
the 36 units per acre. The EAW will show on the family side the number of units being
proposed was actually less than what could be allowed under Code whereas on the senior
side it went a little bit above but when averaged across both sites it was within the allowance
under the CU.

50
51

Member McGehee asked what the annual income is for the sixty percent AMI and for the
fifty percent AMI.

52

Ms. Gundlach indicated staff would need to look it up.

53
54
55
56

Member McGehee asked if it were staff’s understanding that the pool would be shared with
the seniors and the gazebo will be shared by the housing unit. She noted staff indicated all
the amenities would be cross shared, but the amenities do not like they are in the position on
the sites for cross sharing.

57
58

Ms. Gundlach deferred to the developer to answer these specific questions about the pool and
gazebo.

59

Chair Gitzen asked if there has been any public input since the report has been put online.

60

Mr. Paschke indicated he has not received any emails or phone calls on the project.

61

Mr. Ryan Lunderby, Dominium, Inc., addressed the Commission.

62
63
64
65
66
67
68
69

Mr. Lunderby indicated in regard to the shared amenities, they will certainly allow residents
from both communities to utilize the amenities. In regard to the pool and gazebo, he saw
those primarily being used by the residents of the particular project, given the location and
what those properties are geared towards. If residents from one community would like to use
the amenities, staff could make that available. On the income limits, the differences between
the sixty percent income level and the fifty percent income level change depending on the
household size. He reviewed the some of the different household sizes and percentages for
each and he also reviewed the parking requirements with the Commission.

70
71

Member Pribyl asked if these units are strictly 55 plus or are there any parents with adult
children or caretakers moving in with them.

72
73
74
75

Mr. Lunderby explained the guidelines are that the head of household needs to be age 55 or
older. It is possible that there could be a HOH that could potentially have an adult child or
even a child younger than that. He thought the vast majority of seniors on average are
actually older than that 55-year-old limit. The average age is somewhere in the seventies.

76
77

Member Kruzel asked if the building is handicap accessible and would there be leases with
disabilities.
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79

Mr. Lunderby indicated there are two types of units. Type A units are designed to meet all
ADA standards and then there is a Type B unit that meets all fair housing requirements.

80
81

Mr. George Johnson, Senior Designer at BKV Group, addressed the Commission and
reviewed the different styles of units with the requirements.

82

Member McGehee wondered how long Dominium the manager for this building will be.

83
84

Mr. Lunderby indicated there will be a thirty-year affordability requirement that comes along
with the financing the City of Roseville is helping to issue on the project.

85
86

Member McGehee asked why there are not any solar panels or charging stations on this
project.

87
88
89

Mr. Lunderby thought it was mostly due to the costs of the project. He indicated the revenue
stream is capped by the income limits and rents that translate with those income limits set by
HUD.

90

Mr. Lunderby reviewed the amenities on site for the residents.

91

Public Comment

92

No one came forward to speak for or against this request.

93

Chair Gitzen closed the public hearing at 6:50 p.m.

94
95
96
97
98

MOTION
Member Kimble moved, seconded by Member Schaffhausen, to recommend to the City
Council approval of the proposed 277 units of senior affordable apartment units as a
conditional use at 2730 Herschel Street based on the content of this report, public input, and
Planning Commission deliberation, with the following condition:

99
100
101

a. The property is developed consistent with the plans provided as attachments to this
RPCA dated March 3, 2021 unless otherwise amended to comply with City Code
requirements, except that unit counts shall not be increased.

102
103
104

Member Kimble thought staff showed this project was consistent with all of the elements that
are needed for the Commission to look at for Conditional Use. She thought this was a great
project for the City.

105
106
107

Member Schaffhausen thought it was exciting to see this project continue to move forward
and taking land that was sitting dormant and turning it into something functional and she
thought it created a neat opportunity for the City.

108
109
110
111
112
113
114
115

Member McGehee explained the uniformity of the project bothers her from the standpoint of
having no diversity of income in these buildings. She found that problematic across the
board and when there are this many units all with the same general conditions in one area,
she actually found that not a wonderful thing for the people living there or for the City. She
wished the City could do better by people moving into Roseville. She was happy by the
nearness to the parks and was excited about the pathways that the City is helping to
development and that the developers have added in there. She would like to see more
greenspace around the buildings, and she would like to see less density.

116

Member Kruzel thought the price point and affordability was refreshing to see.
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118
119
120

Member Pribyl appreciated the efforts of connecting to trails. She shared to some extent
about the density. On the one hand she thought density was important to the City but on the
other hand, she envisioned living in one of the buildings and thought these were very large
buildings. She did think overall this is a good addition to the City and this area in particular.

121
122

Chair Gitzen thought this is a good development. He indicated this concerned him a little bit
with the amount of extra five hundred and some units. He liked the price point as well.

123
124
125

Ayes: 6
Nays: 0
Motion carried.
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EXTRACT OF MINUTES OF MEETING OF THE
CITY COUNCIL OF THE CITY OF ROSEVILLE
1
2
3
4
5
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29
30
31
32
33
34

Pursuant to due call and notice thereof, a regular meeting of the City Council of the City of
Roseville, County of Ramsey, Minnesota, was held on the 22nd day of March, 2021 at 6:00 p.m.
The following Council Members were present: _________;
and _____ were absent.
Council Member _____ introduced the following resolution and moved its adoption:
RESOLUTION NO. ___
A RESOLUTION APPROVING THE ROSEVILLE LEASED HOUSING II, LLLP SENIOR
HOUSING DEVELOPMENT AS A CONDITIONAL USE (PF21-002)
WHEREAS, Roseville Leased Housing Associates II, LLLP (Dominium) in cooperation with
property owner Roseville Investment Partners, LLC (Launch Properties) has submitted a valid
application for approval of a proposed affordable senior housing development consisting of 277 units as
a conditional use; and
WHEREAS, a Minor Plat of the property has assigned the following legal description for the
Roseville Leased Housing Associates II, LLLP multifamily residential development:
Lot 2, Block 1, Twin Lakes 3rd Addition
WHEREAS City Code §1009.02.C establishes general standards and criteria that pertain to all
conditional uses; and
WHEREAS, the Roseville Planning Commission held the duly noticed public hearing for the
request on March 3, 2021, and having closed said public hearing, voted (6-0) to recommend approval of
the proposed senior housing development based on the public record and the Planning Commission’s
deliberation with certain conditions; and
WHEREAS, the Roseville City Council has made the following findings regarding the general
standards and criteria established in §1009.02.C:
1. The proposed use is not in conflict with the Comprehensive Plan. The 2040 Comprehensive Plan
does not specifically identify this site for residential development, but does address future residential
development within the Community Mixed-Use Land Use Designation and specifically that this land
use designation is assumed, over the course of the Plan and across all CMU-zoned property, to
include a minimum of 171 units (10 minimum units per acre) to 393 units (36 maximum units per
acre). The 2040 Comprehensive Plan identifies this property as a “development-redevelopment
area”.
Further, City Council believes the proposal is not in conflict with the following 2040 Comprehensive
Plan implementation strategies:
a. Support initiatives (including land use and zoning tools) and partnerships to improve health care
quality, affordability, and access.
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35
36
37
38
39
40
41

b. Provide mechanisms that encourage the development of a wide range of housing that meets
regional, state and national standards for affordability.
c. Establish public‐private partnerships to ensure life‐cycle housing throughout that city to attract
and retain a diverse mix of people, family types, economic statuses, ages, etc.
d. Encourage improvements to the connectivity and walkability between and within the
community’s neighborhoods, gathering places, and commercial areas through new development,
redevelopment, and infrastructure projects.

43

e. Promote and support the redevelopment of physically and economically obsolete or underutilized
property.

44

f. Revise the commercial zoning districts to reflect the mixed‐use development priorities expressed

42

45
46
47
48
49
50
51
52
53
54
55
56
57
58
59
60
61
62
63
64
65
66
67
68
69
70
71
72
73
74
75

in this Plan.

2. The proposed use is not in conflict with any Regulating Maps or other adopted plans. Planning
Division staff has verified that the proposed five-story, senior affordable apartment complex
conforms to the Twin Lakes Regulating Plan and the Design Standards set forth in §1005.02 of the
Zoning Code as it pertains to building placement. The building will include both underground and
surface parking in stalls in quantities that meet minimum requirements of the Zoning Code.
3. The proposed use is not in conflict with any City Code requirements. Based on the plans that have
been received and reviewed thus far, staff has not uncovered any City Code conflicts, and the
proposed apartment building must meet all applicable City Code regulations before a building permit
can be issued, or the applicant must secure any necessary variance approvals. As for the site plan
and specifically landscaping, a variance to §1011.03.3.e.ii, (trees) and §1011.03.A.3.c.v (shrubbery)
was approved by the Variance Board on March 3, 2021, which will become effective on March 15,
2021. Moreover, a conditional use approval can be rescinded if the approved use fails to comply
with all applicable City Code requirements or any conditions of the approval.
4. The proposed use will not create an excessive burden on parks, streets, and other public facilities.
A traffic study was completed with the EAW and indicated the proposed residential development on
the subject property will have minimal impacts on the roadway network. The traffic study indicated
that all studied intersections will operate at an acceptable level of service. Furthermore, as indicated
in the traffic study, a signal light is required at the intersection of County Road C and Herschel
Street, which will assist in controlling future vehicle movements.
There are three City parks in the near vicinity (Rosebrook, Langton Lake and Oasis) that could
experience an increase of usage. Specifically, for Langton Lake and Oasis parks, of which increased
use could be in the form of walkers or bikers using the trail system in and around these parks. Oasis
and Rosebrook also have park structures that could be rented for events or celebrations by residents
occupying the senior building. Based on the City’s subdivision regulations, park dedication did not
apply to this project, however, City staff worked with the applicant and property owner to assist in
providing a public pathway over a large culvert that will replace the existing ditch that lies west and
north of the development site. Site connections to this future pathway are planned and the applicant
has financially contributed to the cost to construct this pathway via an infrastructure improvement
fee. Beyond this investment, the developer is incorporating many on-site amenities into the project,
including trails, a pergola, and a patio area with outdoor seating on the east side of the building.
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96
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5. The proposed use will not be injurious to the surrounding neighborhood, will not negatively
impact traffic or property values, and will not otherwise harm the public health, safety, and
general welfare. Consistent with the preceding findings, Planning Division staff believes the
proposed senior development will be a valuable addition to Twin Lakes due to its thoughtfullydeveloped site plan with extensive on-site amenities, will not create adverse traffic impacts, will
positively affect surrounding property values, and will not cause harm to the public health, safety,
and general welfare, especially when compared to historical uses and other uses that would be
permitted at the property based upon underlying zoning. Further, the City’s 2018 Housing Needs
Assessment identified an affordable housing need of at least 166 senior housing units to 2023, to
which this project will create. A traffic study was conducted and the recommendations posed in that
study will be implemented to ensure intersections function at acceptable levels of service (namely a
signal at Herschel).
NOW THEREFORE BE IT RESOLVED, by the Roseville City Council, to approve the
proposed 277-unit senior housing development at 1730 Herschel Street as a conditional use on Lot 2,
Block 1, Twin Lakes 3rd Addition, based on the public record and City Council deliberation, with the
following condition:
a. The property is developed consistent with the plans provided and which are attached to the
RPCA dated March 3, 2021 unless otherwise amended to comply with City Code requirements,
except that unit counts shall not be increased.
The motion for the adoption of the foregoing resolution was duly seconded by Council Member
_____ and upon vote being taken thereon, the following voted in favor: ______;
and ______ voted against.
WHEREUPON said resolution was declared duly passed and adopted.
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MEMORANDUM
To:

Mr. Thomas Paschke – City Planner
City of Roseville

From:

Andy Berg, P.E.

Date:

March 6, 2020

Subject: Twin Lakes Station
Parking Assessment
Roseville, Minnesota

Introduction
Kimley-Horn and Associates, Inc. (Kimley-Horn) was retained by Dominium and Launch
Properties to evaluate the parking plan associated with the Twin Lakes Station in Roseville,
Minnesota. Upon completion of the redevelopment plan, 1,016 parking spaces across the
property will serve approximately 505 Residential Units and 58,500 s.f. of commercial use. This
evaluation focuses on the zoning requirements and historical parking supplied for similar
Dominium residential projects.

Zoning Requirements
Kimley-Horn evaluated the City of Roseville Zoning Code Chapter 1019 – Parking and Loading
Areas and Chapter 1005.07 Community Mixed-Use (CMU) for the required parking. Based on the
analysis, the overall site meets code and is detailed in Appendix A. The following code sections
are incorporated into Appendix A:
 Table 1019-1: Minimum Parking Standards for Multi-Family Residential, Fast Food
Restaurants, Retail, Bank, and Dental Offices.
 Section 1019.05.B. Transit Service – There is an existing transit stop located on County
Road C near the main driveway to the project. Metro Transit Route 225 services this route
with Rush Hour, Midday, and weekend stops. A 10% reduction in parking is included in
the calculations.
 Section 1005.07.B.3.b. CMU Shared Parking – The residential portion of the project is
parked slightly under the minimum parking requirements and the commercial portion
exceeds the minimum requirements. There are many commercial parking spaces located
within 300 feet of the multi-family residences and pedestrian connections will be
constructed between the uses.
 Section 1005.07.B.3.c. CMU Parking Reduction – The minimum parking requirements are
reduced by 75% and reflected in Appendix A.
Twin Lakes Station – Roseville, Minnesota
March 2020
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Comparison to Similar Projects
Dominium has constructed and operates several multi-family residential properties throughout the
Twin Cities Metro Area. They understand the amount of parking required to serve their residents
and a comparison table is provided as Appendix B. Based on the comparison, the proposed
parking for the Twin Lakes Station is within the typical parking ratio for similar projects.
If any questions arise or it would be helpful to discuss further, please don’t hesitate to contact me
at (651)643-0480.

Twin Lakes Station – Roseville, Minnesota
March 2020
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Launch/Dominium ‐ Twin Lakes Station
Parking required per CMU Zoning

Residential
Family ‐ Residents
Family ‐ Visitors
Senior ‐ Residents
Senior ‐ Visitors

Commercial
Fast Food Restaurant
Retail
Bank
Dental Office

Code Requirement
I space per bedroom
0.25 per unit for visitor
I space per bedroom
0.25 per unit for visitor

1 space per 60 s.f. Floor Area
1 space per 325 GFA
1 space per 300 GFA
1 space per 250 GFA

Number of
bedrooms
480
453

Gross Floor Area
(s.f.)
16000
30500
4000
8000
Total
58500

10% Reduction for
Minimum Required for
Minimum Required per Transit Service (Section CMU District (75% of
Table 1019‐1
1019.05.B.)
Section 1019)
480
432
324
228
57
51
38
453
408
306
277
69
62
47
Total
1059
953
715

Number of
units

75% Floor
Area (s.f.)
12000

Total

200
94
13
32
339

180
84
12
29
305

135
63
9
22
229

Provided
385
12
281
13
691

Difference
61
‐26
‐25
‐34
‐24

325

96

APPENDIX B
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Dominium Parking Study ‐ Senior
Property
Twin Lakes Senior ‐ New Construction
Legends of Columbia Heights
The Legends at Silver Lake Village
Cambric
The Grainwood
River North
Legends of Apple Valley

Address
1717 Cty Road C
3700 Huset Pwky
2500 38th Ave NE
720 East 7th St
5119 Gateway Street SE
10940 Crooked Lake Blvd. NW
14050 Granite Ave
TOTALS

City
Roseville
Columbia Heights
St. Anthony
St. Paul
Prior Lake
Coon Rapids
Apple Valley

Units
277
191
169
113
168
167
163
971

Surface Spots
139
88
59
34
49
57
42
329

Garage Spots
155
136
128
86
111
116
143
720

Parking Ratio
1.06
1.17
1.11
1.06
0.95
1.04
1.13
1.08

Studio
0
0
0
0
.
0
0
0

One Bedroom
131
79
111
80
112
105
62
549

Two Bedroom
116
43
58
33
21
43
57
255

Parking Ratio
1.74
1.91
1.50
1.72
1.77
1.06
1.13
1.07
1.44

Studio
0
4
0
7
4
0
0
0
15

One Bedroom
43
52
62
116
71
55
41
92
489

Two Bedroom
118
65
44
129
101
121
50
79
589

Three Bedroom
30
69
0
0
35
19
44
167

Dominium Parking Study ‐ Family
Property
Twin Lakes Family ‐ New Construction
Main Street Village
Grand Central Flats
Landings at Silver Lake Village
Bluffs at Nine Mile Creek
Preserve at Shady Oak
Millberry
Union Flats

Address
1717 Cty Road C
649 Old Hwy 8
4729 Grand Avenue NE
2551 38th Ave. NE
7475 Flying Cloud Dr.
10987 Bren Road East
778 Berry Street
787 N. Hampden Avenue
TOTALS

City
Roseville
New Brighton
Columbia Heights
St. Anthony
Eden Praire
Minnetonka
Saint Paul
Saint Paul

Units
228
125
148
263
188
220
121
217
1,282

Surface Spots
185
103
87
231
92
81
42
50
686

Garage Spots
212
136
135
221
241
152
95
182
1,162

Three Bedroom
67
4
42
11
12
44
30
46
189

