ZONING COMMITTEE STAFF REPORT
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FILE NAME: 1880 RANDOLPH AVENUE
FILE # 20-099-497
APPLICANT: Interfaith Action of Greater St. Paul
HEARING DATE: December 31, 2020
TYPE OF APPLICATION: Conditional Use Permit
LOCATION: 1880 Randolph Avenue (south side between Fairview and Howell)
PIN & LEGAL DESCRIPTION: 09.28.23.31.0011, Lot 2, Block 1; Carondelet Village
PLANNING DISTRICT: 15
PRESENT ZONING: RM2
ZONING CODE REFERENCE: § 61.501, § 65.154, § 65.162(a-d)
STAFF REPORT DATE: December 24, 2020
BY: Kady Dadlez
DATE RECEIVED: December 10, 2020
60-DAY DEADLINE FOR ACTION: February 7, 2020

A.
B.

PURPOSE: Conditional use permit for an emergency housing facility serving 22 to 30 families.
PARCEL SIZE: The irregularly shaped lot has 1,000 feet of frontage on Randolph and 250 feet of
frontage on Fairview. The total lot area is 8.68 acres (378,100 square feet).
EXISTING LAND USE: The property is occupied by four buildings and associated off-street
parking: Provincial House, a former nunnery, at 1880 Randolph; Administration Center at 1884
Randolph; a Chapel; and Carondelet Center, an event space for meetings, workshops, retreats,
and receptions at 1890 Randolph. A network of private drives internal to the site provides access
to the buildings and off-street parking on the property.
SURROUNDING LAND USE:
North: Multiple-family and single-family uses is RM2 and R4 zoning districts.
East: Commercial uses at the Randolph-Fairview intersection in a B2 zoning district and singlefamily uses in an R4 zoning district.
South: University of St. Catherine’s campus and single-family uses in an R3 zoning district.
West: University of St. Catherine’s campus in an R3 zoning district.
ZONING CODE CITATION: § 61.501 lists the general conditions that must be met by all
conditional uses and § 65.162 (a-d) lists the standards and conditions that must be met to grant a
conditional use permit for an emergency housing facility. § 65.154 defines emergency housing
facility as one (1) main building, or portion thereof, on one (1) zoning lot where persons who do not
have housing live on a 24-hour-per-day basis until more permanent arrangements can be made,
but generally for no longer than thirty (30) days.
PARKING: Zoning Code § 63.207 requires a minimum of 1.5 spaces per every 4 adult facility
residents. The off-street parking requirement for an emergency housing facility with 30 families is
13 spaces (calculation assumes 24 percent of families have two adults; this is based on past
program statistics). The applicant states that their lease agreement will allow for a total of 18
spaces (8 spaces for facility residents and 10 spaces for volunteers and staff). There is adequate
existing off-street parking to serve the use.
HISTORY/DISCUSSION: There are no previous zoning cases concerning this property. The
applicant is a faith based non-profit agency dedicated to “mobilizing diverse faith and spiritual
communities to engage in work that supports our neighbor’s stability and economic mobility”. It
operates an emergency housing program called Project Home. Prior to the pandemic, the
applicant partnered with a network of dozens of area churches, synagogues, and schools to
provide local families facing homelessness with safe, clean, comfortable overnight shelter until
stable housing was found. Each month the program was hosted by different faith communities and
their volunteers. Gloria Dei Lutheran Church, for example, has hosted Project Home one month
per year since 1997. The program was run primarily by volunteers, with support from Project Home
staff. Due to the pandemic, faith communities are no longer hosting and providing space on a
rotating monthly basis. Instead, the program, assisted by Ramsey County, has temporarily located
its operations to a hotel in downtown Saint Paul. The applicant is seeking a long-term home for the
program with the current application.
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H.
I.

DISTRICT COUNCIL RECOMMENDATION: The Highland District Council had not provided input
on the conditional use permit application at the time the staff report was drafted.
FINDINGS:
1. The applicant, Interfaith Action of Greater St. Paul, intends to lease space in the Provincial
House building on property owned by the Sisters of St. Joseph of Carondelet to establish an
emergency housing facility serving 22 to 30 families as part of its Project Home program. The
applicant states that most program residents are children. As part of Ramsey County’s
Continuum of Care, Project Home receives referrals directly from the Ramsey County shelter
team. The program reports to the county when it has an opening and the size of family they
can accommodate. The program keeps a waiting list of families needing to enter emergency
shelter. Program operations will be confined primarily to the second and third floors of the
building, though limited use of the ground floor and fourth floor spaces will occur at
designated times. Volunteers will come to the site to assist staff in running the program,
including three meals a day in the facility’s dining room. The facility will be staffed 24 hours a
day, 7 days a week.
2. § 65.162 (a-d) lists the standards and conditions the use must satisfy:
(a) The facility shall be a minimum distance of one thousand three hundred twenty (1,320)
feet from any other of the following congregate living facilities with more than four (4) adult
residents, except in B5-B5 business districts where it shall be at least six hundred (600)
feet from any other such facility: supportive housing facility, licensed correctional
community residential facility, emergency housing facility, shelter for battered persons, or
overnight shelter. This condition is met. There is no supportive housing facility, licensed
correctional community residential facility, emergency housing facility, shelter for battered
persons, or overnight shelter within 1,320 feet of the proposed facility.
(b) In RL-RT1 residential districts, the facility shall serve six (6) or fewer facility residents. In
RT2 residential, traditional neighborhood, Ford, OS-B3 business and IT-I2 industrial
districts, the facility shall serve sixteen (16) or fewer facility residents. This condition is not
applicable to the proposed use in an RM2 residential zoning district.
(c) In residential, T1 traditional neighborhood and F1 Ford districts, a conditional use permit is
required for facilities serving seven (7) or more facility residents. The applicant submitted
a conditional use permit application to establish an emergency housing facility serving 22
to 30 families. This condition can be met when a conditional use permit is granted for the
use.
(d) In residential and T1 traditional neighborhood districts, facilities serving seventeen (17) or
more facility residents shall have a minimum lot area of five thousand (5,000) square feet
plus one thousand (1,000) square feet for each guest room in excess of six (6) guest
rooms. In T2-T4 traditional neighborhood districts, the density shall be regulated as for
multifamily uses. This condition is met. The lot size of 8.68 acres, or 378,100 square
feet, is more than adequate to meet the lot area requirement for the use. The lot area
requirement for 30 guest rooms is 29,000 square feet (5,000 + 24,000 = 29,000). There is
enough space on the property for all uses on the site.
3

§ 61.501 lists five standards that all conditional uses must satisfy:
(a) The extent, location and intensity of the use will be in substantial compliance with the
Saint Paul Comprehensive Plan and any applicable subarea plans which were approved
by the city council. This condition is met. Goals of the housing chapter of the 2040
Comprehensive Plan include: Decent, safe and healthy housing for all Saint Paul
residents; and Fair and equitable access to housing for all city residents. Policy H-15 in
the plan states, “Accommodate a wide variety of culturally-appropriate housing types
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throughout the city to support residents at all stages of life and levels of ability”. Policy H18 states, “Foster the preservation and production of deeply affordable rental housing
(housing affordable to those at 30% or less of AMI), supportive housing and housing for
people experiencing homelessness.”
Goal H1.1 in the Highland Park District Plan states, “Increase the diversity of housing
options so that people of all ages, cultures, ethnicities and incomes have a place in the
neighborhood.” Policy H1.1 in the plan states, “Promote and support housing options for
older adults, families with children, and people with disabilities that accommodate range of
household incomes, cultures and ethnicities, by using strategies such as zoning and
density bonuses.” Policy H1.4 states, “Encourage developments that allow all residents
and families to stay in the neighborhood as their life circumstances change. These
changes may include “aging in community,” having children, seeking to upsize or
downsize, or a change in income.”
(b) The use will provide adequate ingress and egress to minimize traffic congestion in the
public streets. This condition is met. The property has vehicle access from Randolph
Avenue; no changes to this access are planned. A network of private drives internal to
the site provides access the buildings and parking lots on the property. Most facility
residents will not have vehicles and will rely on transit for transportation needs. There is a
parking lot for facility residents who do have vehicles. Parking is also available for
program staff and volunteers. The site is served by nearby Metro Transit routes 74 and
87 and access to the A Line along Snelling Avenue is about one-half mile to the east
along Snelling Avenue.
(c) The use will not be detrimental to the existing character of the development in the
immediate neighborhood or endanger the public health, safety and general welfare. This
condition is met. The Provincial House building, a former nunnery, is one of several
buildings on the property. The use will be located entirely within a portion of this building,
which was designed to provide space for congregate living. The use will not change the
character of the area or endanger public health, safety, and general welfare.
(d) The use will not impede the normal and orderly development and improvement of the
surrounding property for uses permitted in the district. This condition is met. The
surrounding area is fully developed. The use will be located entirely within a portion of an
existing building designed for congregate living.
(e) The use shall, in all other respects, conform to the applicable regulations of the district in
which it is located. This condition is met. The use will conform to applicable regulations
of the RM2 zoning district.
J. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of a
conditional use permit for an emergency housing facility serving 22 to 30 families at 1880 Randolph
Avenue.

Interfaith Action of Greater St. Paul CUP Application for Project Home at 1880 Randolph Ave.

Narrative Description of proposed use.
Interfaith Action of Greater Saint Paul is a local non-profit agency dedicated to mobilizing diverse faith
and spiritual communities to engage in work that supports our neighbors’ stability and economic
mobility. Project Home, a family emergency shelter program, is just one of several programs of Interfaith
Action that lives out this mission.
Prior to the pandemic, Project Home partnered with the area network of dozens of area churches,
synagogues, and schools, along with thousands of volunteers from local faith communities, to provide
local families facing homelessness with safe, clean, comfortable overnight shelter until stable housing
was found. Since 1997 Gloria Dei Lutheran Church has hosted Project Home. Each month, Project Home
was hosted by two different area faith communities. Each host site had 20 beds for families. The
majority of our guests are children. Our shelters were then primarily run by volunteers, with Project
Home staff support. We are an integral part of the Ramsey County Continuum of Care and receive
referrals directly from the county Shelter Team. We report to them when we have an opening and what
size family we can take. They keep a waitlist of families needing to enter emergency shelter.
In September 2019, the Interfaith Action Board of Directors voted to fill an emergency gap in services –
Project Home began providing Day Center services after The Family Place abruptly ceased operations.
Now providing 24/7 services to families for over a year, and overnight shelter for over 23 years, Project
Home continues to be nimble in its ability to provide the services and care necessary to area families in
need. Assisted by Ramsey County, during the pandemic, we have temporarily located to a small hotel in
downtown Saint Paul and have DOUBLED our capacity to 22 families, approximately 80 guests. We are
now seeking a more long-term ‘home’ for the growing program.
Project Home is focused on assisting families to quickly regain stability in permanent housing after
experiencing a housing crisis. While providing safe secure emergency shelter for families in the short
term, our rapid exit case management services focus on four key avenues to help families achieve
economic stability: 1) Increasing their incomes - either through improved employment opportunities or
increased public benefits; 2) Leveraging community resources to decrease debt, increase savings, and
improve their overall background - housing/criminal/financial; and 3) Connecting them with stable, safe,
and affordable housing opportunities, and provide six months of follow-up referral services to ensure
stability.
SARA LIEGL (she/her/hers)
Director, Project Home
Interfaith Action of Greater Saint Paul
1671 Summit Avenue, Saint Paul, MN 55105 (IFA Headquarters)
340 Cedar Street, Saint Paul, MN 55101 (Project Home)
651-789-3848 | INTERFAITHACTION.ORG/PROJECTHOME

Interfaith Action of Greater St. Paul CUP Application for Project Home at 1880 Randolph Ave.
The CUP Application meets the applicable standards and conditions for the use as follows:
Sec. 65.162. Supportive housing facility.
(a) The facility shall be a minimum distance of one thousand three hundred twenty (1,320) feet
from any other of the following congregate living facilities with more than four (4) adult residents,
except in B5-B5 business districts where it shall be at least six hundred (600) feet from any other
such facility: supportive housing facility, licensed correctional community residential facility,
emergency housing facility, shelter for battered persons, or overnight shelter.
It appears that this condition is met. We do not know of any facilities in the area.
(b) In RL-RT1 residential districts, the facility shall serve six (6) or fewer facility residents. In RT2
residential, traditional neighborhood, Ford, OS-B3 business and IT-I2 industrial districts, the facility
shall serve sixteen (16) or fewer facility residents.
Not applicable.
(c) In residential, T1 traditional neighborhood and F1 Ford districts, a conditional use permit is
required for facilities serving seven (7) or more facility residents.
We are applying for a CUP because we are in a residential district and will be serving more
than 7 residents.
(d) In residential and T1 traditional neighborhood districts, facilities serving seventeen (17) or more
facility residents shall have a minimum lot area of five thousand (5,000) square feet plus one
thousand (1,000) square feet for each guest room in excess of six (6) guest rooms. In T2-T4
traditional neighborhood districts, the density shall be regulated as for multifamily uses.
We are seeking to serve 22-30 families. The total lot area exceeds 6 acres. It would appear
there is a large area. If the area does not meet the standard, we would request a modification
of the condition.
Sec. 61.501. - Conditional use permit, general standards.
(a) The extent, location and intensity of the use will be in substantial compliance with the Saint
Paul Comprehensive Plan and any applicable subarea plans which were approved by the city
council.
The use is in compliance with the 2040 Comprehensive Plan.
Housing Chapter Goal 1: Decent, safe and healthy housing for all Saint Paul residents.
Housing Policy H-15. Accommodate a wide variety of culturally-appropriate housing types
throughout the city to support residents at all stages of life and levels of ability.
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(b) The use will provide adequate ingress and egress to minimize traffic congestion in the public
streets.
There is already adequate ingress and egress through the property.
(c) The use will not be detrimental to the existing character of the development in the immediate
neighborhood or endanger the public health, safety and general welfare.
The building in which the use will occur is one of several buildings on the property. The use
will be located entirely inside a portion of the existing building that is set to be multi-family housing.
It will not change the existing character or endanger the public health, safety and general welfare.
(d) The use will not impede the normal and orderly development and improvement of the
surrounding property for uses permitted in the district.
The area is fully developed. The use will be located entirely inside an existing building that is
set to be multi-family housing.
(e) The use shall, in all other respects, conform to the applicable regulations of the district in which
it is located.
It will.
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Provincial House: Application for an emergency housing facility at 1880 Randolph Avenue

Provincial House Building at 1880 Randolph Avenue

Chapel and Carondelet Center Buildings to the west at 1890 Randolph Avenue

Presbyterian Homes and Carondelet Village assisted living and senior housing east and south of
Provincial House

Administration Center Building north of Provincial House

Multifamily uses on the north side of Randolph Avenue

Howell St S
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

Randolph Ave
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

Private Dr

!

FILE #20-099-497| Aerial Map

Application of Interfaith Action of Greater
Application Type: CUP
Application Date: December 10,2020
Planning District: 15
Subject Parcel(s) Outlined in Blue
ParcelPoly on

0

30

60

120

180

240
Feet

°

This document was prepared by the Saint Paul Planning and
Economic Developm ent Department and is intended to be used for
reference and illustrative purposes only. This drawing is not a legally
recorded plan, survey, official tax map or engineering schematic and
is not intended to be used as such. Data sources: City of Saint Paul,
Ramsey County, Metropolitan Council, State of Minnesota.

!

!

Howell St S
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

Randolph Ave
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

Private Dr

!

FILE #20-099-497 l Existing Land Use

Application of Interfaith Action of Greater
Application Type: CUP
Application Date: December 10,2020
Planning District: 15

0

30

60

120

180

ParcelPoly on

Multifamily

Industrial and Utility

Railway

Seasonal/Vacation

Retail and Other Commercial

Institutional

Agricultural

Single Family Detached

Manufactured Housing Park
Single Family Attached

Office

Mixed Use Residential
Mixed Use Industrial

Mixed Use Commercial and Other

Extractive

Park, Recreational or Preserve
Golf Course

Major Highway

°

This document was prepared by the Saint Paul Planning and
Economic Developm ent Department and is intended to be used for
reference and illustrative purposes only. This drawing is not a legally
recorded plan, survey, official tax map or engineering schematic and
is not intended to be used as such. Data sources: City of Saint Paul,
Ramsey County, Metropolitan Council, State of Minnesota.

Subject Parcel(s) Outlined in Blue
Farmstead

240
Feet

Airport

Undeveloped
Water

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

Randolph Ave
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

RM2

Private Dr

!

Howell St S

R4

R3

FILE #20-099-497| Zoning Map

Application of Interfaith Action of Greater
Application Type: CUP
Application Date: December 10,2020
Planning District: 15

0

30

60

120

180

240
Feet

Subject Parcel(s) Outlined in Blue
ParcelPoly on

RM3 Multiple-Family

B2 Community Business

F2 Residential Low

R1 One-Family

T2 Traditional Neighborhood

B4 Central Business

F4 Residential High

RL One-Family Large Lot
R2 One-Family
R3 One-Family
R4 One-Family

RT1 Two-Family

RT2 Townhouse

RM1 Multiple-Family
RM2 Multiple-Family

T1 Traditional Neighborhood
T3 Traditional Neighborhood
T3M T3 with Master Plan

T4 Traditional Neighborhood
T4M T4 with Master Plan
OS Office-Service

B1 Local Business

BC Community Business (converted)

°

This document was prepared by the Saint Paul Planning and
Economic Developm ent Department and is intended to be used for
reference and illustrative purposes only. This drawing is not a legally
recorded plan, survey, official tax map or engineering schematic and
is not intended to be used as such. Data sources: City of Saint Paul,
Ramsey County, Metropolitan Council, State of Minnesota.

B3 General Business

B5 Central Business Service
IT Transitional Industrial
ITM IT with Master Plan
I1 Light Industrial

I2 General Industrial

I3 Restricted Industrial
F1 River Residential

F3 Residential Mid
F5 Business
F6 Gateway

VP Vehicular Parking

PD Planned Development

CA Capitol Area Jurisdiction

!

!

