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PRESENTATION OUTLINE
- Alignment of Proposed Development with 
St. Anthony Park Community Council’s    10 
Development Guidelines

- 2030 Small Area Plan

- Fulfillment of Zoning Requirements

Collaboration with Neighborhood
David Christianson
djchris8end@gmail.com
651-647-9526

Tom Fisher
tfisher@umn.edu
612-624-1013

Steve Kranz
steve@kranz.us
651-399-3601

Nance Longley
longley@umn.edu
651-434-0974

Mary Mergenthal
mary.mergenthal@gmail.com
651-644-1650

Paul Hannemann
paulhannemann@fresharc.com
651-808-2015

Roger Purdy
roger.purdy@LHBeeup.com
612-752-6957

Regula Russelle
regula@cedarfencepress.com
651-399-9021

Bob Straughn
straughner@comcast.net
612-752-1906

Betty Wheeler
privatefornow2@yahoo.com
651-917-9236
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The proposed development is a 49 Unit Senior Cooperative Living facility near the 
intersection of Como Avenue and Luther Place.
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What makes Senior Cooperatives unique?

Cooperative Lifestyle - Provides social living with a neighborly perspective for active adults ages 
62+

Collective Ownership and Control - Residents own a share of the whole cooperative, not 
just the individual unit. Owners elect a board of directers from amongst themselves to collectively 
overseee and govern the operations in the best interests of all. All members have an equal interest in 
the success of the cooperative and enjoy an equal voice within it.

Communal Amenities - Plentiful shared spaces like a maker’s space, wi-fi cafe, wellness/fitness 
center, guest quarters, pub/game rooms, and community/party rooms

Financial Stability - Provides a range of affordability and financial peace of mind to members. 
To protect their members’ investment, the share prices appreciate by a pre-determined fixed amount 
each year (2%), which promotes perpetual affordability to the current and subsequent cooperative 
owners.
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8  Public Space:​ When appropriate, make some portion of the building available for public use or commerce. 
Discussion: Buildings should be places that increase public discourse and interaction. Part of a “walkable neighborhood” is the feeling and knowledge that the 
buildings on the street are open, useful, and welcoming.  
 

9  Dark Skies:​ To the maximum extent possible, keep site lighting from spilling onto adjacent properties and keep it aimed down.  
Discussion: While site lighting provides security for the building environment, it is important to keep it sensitively located so that it doesn’t waste energy and doesn’t 
add to general light pollution.  

10  Parking:​ Provide and design spaces for vehicle parking as determined by zoning or approved variance to support use of the property, in a way that contributes to the 
general appearance of the site and adjacent properties. Minimize run­off and avoid unnecessary loss of open space. Where possible, use landscape materials to screen 
vehicles, without compromising security or safety. 
Discussion: While encouraging walking, biking and public transportation, we also recognize that businesses, employees, visitors and residents will sometimes rely 
on cars to visit, work, move around, and live in our neighborhood. Our goal is to make our neighborhood welcoming and easily accessible to everyone, from within 
and from outside the neighborhood. Accommodation for shared cars or shared bicycle stations may also be considered for some development sites. 

 

 

Development Guidelines: St. Anthony Park Community Council 

We encourage and appreciate thoughtful investment and development in District 12. The intent of these Development Guidelines is to begin a dialogue between community 
and developer interests ­­ to inform, to stimulate and promote healthy, mutually beneficial developments in St. Anthony Park. They are offered not as constraints, but as the 
starting point of a constructive discussion. 

1  Collaboration in Community Design Partnership:​ Meet with a group of Land Use Committee members to keep the Council and community informed of design 
decisions and project schedule.  

2  Accessibility: ​Design facilities that are useable by people of all ages and abilities, that will be adaptable to changing needs or demographics of our community. 

3  Green Space: ​Maintain, enhance, and if possible, create green space on a developed parcel. We encourage going beyond City landscaping and site requirements.  
Discussion: As green space gets more precious in our neighborhood, it is increasingly important that existing spaces be maintained and any chances to create more 
be taken. This should go beyond City landscaping standard and may encourage green roofs, additional plantings, or off­site plantings to mitigate loss of green 
space. Examples may include: playgrounds, picnic areas, and flower or vegetable and fruit gardens, as well as parkland. 

4  Sustainable Design: ​Design to the principles of a generally accepted green building standard (e.g., Enterprise Green Communities, B3, or LEED Silver) to promote 
water and energy conservation, and the use of safe, durable, and renewable building products. We encourage inclusion of a renewable energy generation system 
(solar, geothermal, etc.) 
Discussion: All of these standards address energy efficient design, water­saving fixtures, treatment of stormwater, sensitivity to site ­­ all to create buildings that will 
work better and leave less negative impact on our built and natural environment. Generally, buildings with public financing will already be required to meet this 
standard.  Buildings financed privately are encouraged to meet a similar standard. Developers are encouraged to contact the several local groups promoting 
sustainable design (ex: CEZ ​www.creativeenterprisezone.org​) 

5  Streetscape:​ Promote the walkability of the neighborhood with design that relates to the pedestrian, bike, and transit traffic. 
Discussion: We are proud to be a “walkable neighborhood.” All buildings should provide an environment that is welcoming to foot traffic of all ages and abilities, by 
being pleasing and safe. There should be a good visual connection between inside and outside for at­grade spaces to provide “Eyes on the Street” security. When 
possible, first floor spaces should be made accessible to the public in the form of common or retail spaces.  

6  Affordability (Housing):  ​Promote diverse housing communities by providing some affordable units. 
Discussion: Development of a diverse housing population is critical to our community. People moving into or within, or working in our neighborhood should not be 
priced out of living in it. 

7  Exterior Appearance:​ Create durable, aesthetically pleasant buildings through use of high quality materials. 
Discussion: Buidlings should be long­lasting and should respond to adjacent properties through good design and use of high quality exterior finish materials, 
including masonry and metal. 
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GUIDELINE 1

COLLABORATION IN COMMUNITY DESIGN PARTNERSHIP
Meet with a  group of Land Use Committee members to keep the Council 
and community informed of design decisions and project schedule.
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Collaboration with Neighborhood
David Christianson
djchris8end@gmail.com
651-647-9526

Tom Fisher
tfisher@umn.edu
612-624-1013

Steve Kranz
steve@kranz.us
651-399-3601

Nance Longley
longley@umn.edu
651-434-0974

Mary Mergenthal
mary.mergenthal@gmail.com
651-644-1650

Paul Hannemann
paulhannemann@fresharc.com
651-808-2015

Roger Purdy
roger.purdy@LHBeeup.com
612-752-6957

Regula Russelle
regula@cedarfencepress.com
651-399-9021

Bob Straughn
straughner@comcast.net
612-752-1906

Betty Wheeler
privatefornow2@yahoo.com
651-917-9236
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1. Community Collaboration

 

23 
 

Below is a summary of community engagement Ecumen has completed to date, following the 
execution of a non-binding letter of intent with Luther Seminary on June 30, 2015.  

 

• District 12 Land Use Committee Meeting on August 12  

• Introduction to Lutheran Social Services on August 18  

• St. Anthony Park Area Seniors Board of Directors on September 14 

• Introduction to Health Partners September 15 

• Luther Seminary faculty and staff through two campus forums held on September 21 
and September 22 

• Community forum on September 24 in in cooperation with the District 12 Land Use 
Committee 

• District 12 Land Use Committee Meeting on October 1 

• University Grove Neighborhood Association on October 6 

• Meeting with St. Anthony Lutheran Church on October 2, 2015, and October 20 

• Meeting with the Board of Directors of Luther Place Condominiums October 13 

• Community workshops were held on the following dates: October 13, October 20, and 
October 27  

 District 12 Land Use Committee Meeting on November 4 

 Small Area Workgroup Meetings – November 18 and November 23 

 St. Anthony Park Lutheran Church  

 Luther Place Condominium Board  

9 of 74

9 of 74



1. Community Collaboration

Initial July 2015 proposal to neighborhood, campus staff, leadership, and students

Neighborhood vetoed initial proposal’s building footprint
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1. Community Collaboration

Initial July 2015 Proposal Rendering - Como Ave. & Luther Place View
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1. Community Collaboration

Initial July 2015 Proposal Rendering - Bockman Hall View
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COMBINED SITE CONSIDERATIONS
1. Community Collaboration

Removing Trees

Preserving trees on the 
Bockman Hall Mall

Existing Parking Lot
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Lutheran
Church

Bockman
Hall Gullixson

Hall

Muskego
Church

Luther Place
Condos
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Image capture: Sep 2014 © 2016 Google

Street View - Sep 2014

St Paul, Minnesota

Como Ave
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Image capture: Sep 2014 © 2016 Google

Street View - Sep 2014

St Paul, Minnesota

Como Ave
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Image capture: Sep 2014 © 2016 Google

Street View - Sep 2014

St Paul, Minnesota

Como Ave
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61 
UNITS

Initial Design Concept
1. Community Collaboration

Historic
Bockman Hall

Gullixson

Historic
Muskego Church

Image capture: Sep 2015 Images may be subject to copyright.

Photo Sphere - Sep 2015

Peter Clark
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49 
UNITS

Current Design Concept
1. Community Collaboration

Strengthening Campus Connections

Mitigating Adverse Affects
by Removing
This portion
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Footprint differentiation
1. Community Collaboration
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EXISTING BUILDINGS
Site Plan Diagram

EXISTING HOUSES
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EXISTING BUILDINGS
Site Plan Diagram

Saint Anthony Park Library

EXISTING HOUSES
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Bockman Hall
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Muskego Church
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GUIDELINE 3

GREEN SPACE
Maintain, enhance, and if possible, create green space on a developed 
parcel. We encourage going beyond City landscaping and site 
requirements. As green space gets more precious in our neighborhood, it is 
increasingly important that existing spaces be maintained and any chances 
to create more be taken. This should go beyond city landscaping standard 
and may encourage green roofs, additional plantings, or off-site plantings 
to mitigate loss of green space.
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GOPHER STATE ONE CALL
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(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL
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. .

24904
Patrick J. Sarver

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,
SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT
SUPERVISION AND THAT I AM A DULY

LICENSED LANDSCAPE ARCHITECT UNDER
THE LAWS OF THE STATE OF MINNESOTA.

6/20/16

IRRIGATION NOTES:

SHRUB
N T S3

AGGREGATE MAINTANENCE STRIP
N T S1

POLLINATOR SAFE PLANT MATERIAL:

TREE REMOVAL MITIGATION NOTES:
Landscape Plan
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Landscape Plan

ISSUE/SUBMITTAL SUMMARY
DATE DESCRIPTION
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Line parallel with the North line of Lot 1

Southeast corner of the North 53.99 feet of Lot 1
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REMOVAL NOTES:

CITY OF ST. PAUL REMOVAL NOTES:

REMOVALS LEGEND:

EROSION CONTROL NOTES:

ISSUE/SUBMITTAL SUMMARY
DATE DESCRIPTION
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Matthew R. Pavek

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,
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TREE REMOVALS INVENTORY:

TREE REMOVAL NOTES:

Tree Removal Plan
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Site

Horace Cleveland Plan
33 of 74

33 of 74



3. Green Space

Muskego
Church

Gullixson Hall
Bockman Hall
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GUIDELINE 4

SUSTAINABLE DESIGN
Design to the principles of a generally accepted green building standard 
(e.g., Enterprise Green Communities, B3, or LEED Silver) to promote water 
and energy conservation, and the use of safe, durable, and renewable 
building products. We encourage inclusion of a renewable energy 
generation system (e.g., solar, geothermal, etc.)
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ENERGY EFFICIENCY
•	Highly insulated exterior walls
•	Energy-efficient windows
•	Highly-reflective roof (if flat)
•	Construction waste recycling
•	LED lighting
•	Occupancy sensors for lighting
•	Energy Star appliances and HVAC equipment

INDOOR AIR QUALITY
•	Low-VOC finishes, sealants, etc
•	Mold resistant materials in bathrooms
•	Bath fan timers
•	Direct venting of range hoods

4. Sustainable Design
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RECYCLING
•	On-site storage and collection of recyclables
•	Specifying regional materials and/or materials with high 
recycled content

WATER CONSERVATION
•	Water-efficient landscaping
•	Water-conserving plumbing fixtures
•	Stormwater management
•	Minimizing surface paving
•	Heat island reduction through landscaping

SUPPORTING SUSTAINABLE LIFESTYLES
•	Access to local transporatation, neighborhoods, and 
walkability of the site

•	Bicycle storage

4. Sustainable Design
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GUIDELINE 5

STREETSCAPES
Promote the walkability of the neighborhood with design that relates to the 
pedestrian, bike, and transit traffic.
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5. Streetscapes

Horace Cleveland Route 

to Com
o Park
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5. Streetscapes
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EXISTING VIEW - LUTHER PLACE AND COMO AVE INTERSECTION
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CONCEPTUAL SITE RENDER
MASSING VIEW - LUTHER PLACE AND COMO AVE INTERSECTION
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EXISTING VIEW - OUTSIDE LUTHERAN CHURCH
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CONCEPTUAL SITE RENDER
MASSING VIEW - OUTSIDE LUTHERAN CHURCH
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EXISTING VIEW - FROM BOCKMAN TOWARDS COMO AVE
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