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City of Saint Paul

Resolution: RES 17-1713

City Hall and Court 

House 

15 West Kellogg 

Boulevard

Phone: 651-266-8560

File Number:   RES 17-1713

Undertaking a zoning study of land use and land use classifications along Marshall Avenue 

between Mississippi River Boulevard and Hamline Avenue, and establishing interim zoning 

regulations pursuant to Minn. Stat. § 462.355, Subd. 4 pending Council action on the zoning 

study within the study area between Wilder and Wheeler.

WHEREAS, the area of Marshall Avenue between Mississippi River Boulevard on the West and 

Hamline Avenue on the East is presently experiencing increasing redevelopment interest.  While 

redevelopment interest is welcome, redevelopment that is not consistent with the goals and 

requirements of the City’s Comprehensive Plan would not be in the best interests of the City 

generally and this area of Marshall Avenue specifically; and

WHEREAS, the potential for incompatible or inconsistent redevelopment activity along this stretch of 

Marshall raises substantial questions relating to the ability of the City’s present official controls to 

assure compliance with the City’s Comprehensive Plans; and

WHEREAS, in light of these increasing redevelopment interests, the Council of the City of Saint 

Paul hereby requests the planning commission to undertake a zoning study of current land use and 

land use classifications of that area of Marshall described above which, hereinafter, shall be referred 

to as the “West Marshall Study Area” or “WMSA”; and 

WHEREAS, the Council desires the scope of zoning study to be limited to the those parcels with 

frontage along Marshall; and

 

WHEREAS, the said study may lead to the adoption of amendments to the City’s comprehensive 

municipal plan and to its official zoning controls within the West Marshall Study Area; and

WHEREAS, in light of the pending WMSA study, and for the purpose of  identifying an overall vision 

for this pivotal area and the immediate need to preserve the status quo with respect to land use in 

order to protect the general health, welfare and safety of the public pending the conclusion of the 

said study, the Council of the City of Saint Paul desires to immediately temporarily prohibit 

development on any parcel of land or part thereof within that certain portion of the WMSA between 

Wilder and Wheeler until such time as the WMSA study has been completed and the Council of the 

City of Saint Paul has taken action on the recommendations contained therein:

NOW, THEREFORE, BE IT RESOLVED, that under separate ordinance adopted pursuant to Minn. 

Stat. § 462.355, Subd.(4)(a), the Council of the City of Saint Paul will temporarily prohibit for any 

parcel of land or part thereof within the WMSA between Wilder and Wheeler, the issuance or 

approval of zoning and building permits, plat approvals or lot splits, until the expiration of twelve 

months following the effective date of the interim ordinance or until such earlier time as the Council 

of the City of Saint Paul has taken action on the recommendations contained in the study; AND, 

BE IT FURTHER RESOLVED, pending the effective date of the interim ordinance prohibiting any 

development inconsistent with the pending study and any amendments to the City’s zoning code, 

from the effective date of this resolution following the public hearing required under Minn.  Stat. § 
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462.355, Subd.4 (c)(2), no zoning or building permits, plat approvals or lot splits may be issued or 

approved within the boundaries of the WMSA between Wilder and Wheeler, unless specifically 

exempted as provided under the interim ordinance noted above and until the expiration of twelve 

months from the effective date of this resolution or until such earlier time as the Council of the City 

of Saint Paul has taken action on the recommendations contained in the study.  However, a 

proposal to provide residential dwellings, either single family or multi-family, that has been duly 

submitted to the City in proper form and with payment of any required fees not later than the close of 

business on the date of the public hearing required under Minn. Stat. § 462.355, Subd.4(c)(2) for this 

interim ordinance, and where it is further determined that the submitted proposal complies with the 

requirements, regulations, and performance standards of the zoning and building codes, may be 

exempt from the regulatory effect of this resolution pending the effective date of the interim 

ordinance enacted for the WMSA between Wilder and Wheeler. Applications for permits to 

construct, reconstruct, alter or repair an existing residential dwelling, or accessory structures, within 

the WMSA between Wilder and Wheeler, which will not result in an increase in the number of 

dwelling units, are also exempted from the regulatory effect of this resolution.  Applications for 

permits to construct, reconstruct, alter or repair existing institutional or commercial uses are also 

exempted from the regulatory effect of this resolution.

At a meeting of the City Council on 10/18/2017, this Resolution was Passed.

Yea: 6 Councilmember Bostrom, Councilmember Brendmoen, Councilmember 

Tolbert, City Council President Stark, Councilmember Noecker, and 

Councilmember Prince

Nay: 0

Absent: 1 Councilmember Thao

Vote Attested by 

Council Secretary Trudy Moloney

 Date  10/18/2017

Approved by the Mayor

Chris Coleman

 Date  10/20/2017
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Current Comprehensive Plan: Land Use Categories within the West Marshall Avenue Study Area 
 
Residential Corridors (4-30 units/acre) Segments of street corridors that run through Established 
Neighborhoods; predominately characterized by medium density residential uses. Some portions of 
residential corridors could support additional housing.  (From the Mississippi River east to Fry Street)   
 
Established Neighborhoods (3-20 units/acre) Predominately residential areas with a range of housing 
types. Single family houses and duplexes predominate, although there may be smaller scale multifamily 
housing scattered within these neighborhoods. Also includes scattered neighborhood-serving 
commercial, service, and institutional uses at the juncture of arterial and collector streets.  (North and 
south of property fronting on Marshall Avenue from the Mississippi River to Fry Street - not within the 
scope of the study area)   
 
Mixed Use Corridors (30-150 units/acre) Primary thoroughfares through the city that are served by 
public transit (or could be in the future). Includes areas where two or more of the following uses are or 
could be located: residential, commercial, retail, office, small scale industry, institutional, and open 
space. Uses may be within a building or in buildings that are in close proximity.  (From Fry to Asbury) 
 
Industrial Primarily manufacturing and/or the processing of products; could include light or heavy 
industrial land uses, large warehouse facilities, and/or utilities.  (From approximately Snelling to Albert) 
 
Major Institutional Includes all colleges and universities and significant public and nonprofit uses. (From 
approximately Albert east to Hamline) 
 
 
  



Draft Comprehensive Plan Update: Land Use Categories in the West Marshall Avenue Study Area 
 
Mixed-Use (From approximately Fry east to Pascal, a bit east of Pascal, and at Hamline) 
Mixed-Use areas are primarily along thoroughfares well-served by transit. The main distinguishing 
characteristic is a mix of land uses within the same building or in several buildings within walking 
distance of each other. Historically, these areas developed in easily-accessible locations and will 
continue to be the most dynamic areas of the city. These areas are vital for the on-going growth and 
economic development of the city by providing the highest densities outside of downtown. The 
following draft policies apply to the Mixed-Use land use category: 

• Policy LU-26. Provide for land use change and rezoning of land adjacent to Mixed-Use areas to 
allow for redevelopment fronting arterial and collector streets.  

• Policy LU-27. Support pedestrian-friendly streetscapes and visual interest through commercial 
building design. 

• Policy LU-28. Ensure that building massing, height, scale and design gradually transition to those 
permitted in adjoining districts. 

 
Neighborhood Nodes (Marshall and Cleveland) 
Neighborhood Nodes are compact, mixed-use areas that provide shops, services, neighborhood-scale 
civic and institutional uses, recreational facilities and employment close to residences. They may be 
neighborhood centers, transit station areas or urban villages, and have often developed adjacent to 
major intersections or at former street car stops.  Neighborhood Nodes serve a neighborhood’s daily 
needs, including access to food; reduce public infrastructure disparities; improve livability; and 
accommodate growth. The intent is for Neighborhood Nodes to be denser concentrations of 
development relative to the adjacent future land use categories.  Neighborhood Nodes foster an 
equitable system of compact, mixed-use and commercial centers across the city to increase access to 
community services (such as health care) and businesses, and support pedestrian-oriented 
neighborhoods. Investment in Neighborhood Nodes will tap the economic, cultural and human assets of 
Saint Paul’s diverse neighborhoods, and can foster micro-economies that celebrate those assets. The 
following draft policies apply to a range of land uses within the Neighborhood Nodes land use category: 

• Policy LU-29. Focus growth at Neighborhood Nodes using the following principles: 
1. Increase density relative to underlying Future Land Use Map categories.  
2. Prioritize pedestrian-friendly urban design and infrastructure that emphasizes 

pedestrian safety. 
3. Cluster neighborhood amenities to create a vibrant critical mass. 
4. Improve access to jobs by prioritizing development with high job density. 

• Policy LU-30. Invest in Neighborhood Nodes to achieve development that enables people to 
meet their daily needs within walking distance and improves equitable access to amenities, 
retail and services.   

• Policy LU-31. Establish or enhance open space close to Neighborhood Nodes, such as public 
parks, publicly-accessible private open spaces and school playgrounds.  

• Policy LU-32. Promote amenities that support those who live and work in Neighborhood Nodes, 
including frequent transit service, vibrant business districts, a range of housing choices, and 
neighborhood-scale civic and institutional uses such as schools, libraries and recreation facilities. 

  



Urban Neighborhood (Mississippi River east to Fry) 
Urban Neighborhoods are primarily residential areas with a range of housing types. Single-family homes 
and duplexes are most common, although multi-family housing predominates along arterial and 
collector streets, particularly those with transit. Multi-family housing, schools, neighborhood parks, 
religious institutions and cemeteries may also be scattered throughout Urban Neighborhoods. Limited 
neighborhood-serving commercial may also be present, typically at intersections of arterial and/or 
collector streets. Urban Neighborhood is the largest land use area in Saint Paul.  The following draft 
policies apply to the Urban Neighborhoods land use category: 

• Policy LU-33. Encourage medium-density housing that diversifies housing options, such as 
townhouses, courtyard apartments and smaller multi-family developments, compatible with the 
general scale of Urban Neighborhoods. 

• Policy LU-34. Provide for multi-family housing along arterial and collector streets to facilitate 
walking and leverage the use of public transportation.  

• Policy LU-35. Promote neighborhood-serving commercial businesses within urban 
neighborhoods that are compatible with the character and scale of the existing residential 
development.  

• Policy LU-36. Facilitate partnerships between public and private institutions for joint use of 
recreational fields, playgrounds and other community facilities and hubs to economically 
provide equitable access to services while minimizing reduction of tax base. 

• Policy LU-37. Direct the location of new secondary schools and post-secondary educational 
institutions along transit routes and bicycle and pedestrian networks to provide options for 
students and staff, and decrease traffic congestion in adjacent neighborhoods. 

• Policy LU-38. Direct the location of new elementary schools to locations with safe pedestrian 
and bicycling networks.  
 

Industrial (at Pascal) 
Industrial land uses are a major source for employment in Saint Paul. They have traditionally been 
defined as manufacturing, processing, warehousing, transportation of goods and utilities. More 
contemporary uses, driven by technological advances, include medical tech and small-scale production. 
The intent is for this land use type to remain adaptable, relevant and supportive of well-paying jobs with 
low barriers to entry and a growing tax base. The following draft policies apply to the Industrial land use 
category: 

• Policy LU-41. Identify and assemble industrial sites within close proximity to logistics networks, 
including river terminals, rail and other cargo/commodity shipping facilities. 

• Policy LU-42. Support and encourage brownfield redevelopment that increases tax base, job 
creation and job retention. 

• Policy LU-43. Retain and protect current industrial land from conversions to residential or 
institutional uses unless guided otherwise in a City of Saint Paul adopted plan. 

• Policy LU-44. Preserve the long-term tax base by evaluating the impact of tax-generating 
industrial land, as well as compatibility with adjacent land uses and infrastructure. 

• Policy LU-45. Consolidate surface parking in older industrial districts. 



• Policy LU-46. Pursue partnerships to improve public open space access along the Mississippi 
River. 

• Policy LU-47. Support efforts to convert former industrial buildings to complementary 
productive uses. 

• Policy LU-48. Support efforts to combine small parcels in industrial zones in order to allow for 
uses requiring larger building footprints. 

• Policy LU-49. Encourage investment in new employment uses, such as medical technology, 
maker space, and small-scale or custom production. 

 
Civic and Institutional (From Albert east to Hamline south side of street and a bit on the north side) 
Civic and Institutional land use includes buildings and open space for major institutional campuses. As 
the host of the State Capitol and many high-quality educational institutions, Saint Paul has great riches 
in this land use category. It is important to cultivate conditions that allow these uses to thrive, connect 
to neighborhoods and feed into the local economy. The following draft policies apply to the Civic and 
Institutional land use category: 

• Policy LU-50. Pursue partnerships with area colleges and universities that strengthen 
connections to the community and adjacent neighborhoods; and support workforce 
development, business creation and innovation, and retention of youth and young 
professionals. 

• Policy LU-51. Ensure institutional campuses are compatible with their surrounding 
neighborhoods by managing parking demand and supply, maintaining institution-owned housing 
stock, minimizing traffic congestion, and providing for safe pedestrian and bicycle access.  

• Policy LU-52. Encourage the redevelopment of surface parking lots within the Capitol Area into 
projects that contribute to the tax base and public realm.  
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West Marshall Avenue Zoning Study 
(Mississippi River to Hamline Avenue)

Key Questions

PRELIMINARY REPORT 

from The Marshall Avenue Neighborhood Committee

(1) What does the area look like today?

Panel 13 of the Saint Paul Zoning Districts (updated August 13, 2017) provides a picture
of current zoning areas on West Marshall Avenue. However, as visualized in the current study’s
survey and map, actual land use differs substantively from this image. Following the approach
of the successful 2016 South Snelling Avenue Zoning Study by Josh Williams and Tony
Johnson, we feel that this more fine-grained analysis of land use provides valuable guidance
for shaping future development. In particular, the contrast between current land use and
assigned zoning districts indicates that, historically, the zoning districts were assigned across
whole blocks based on a few individual (but not necessarily representative) properties. The
recent land use analysis can help establish a more finely resolved and realistic zoning picture.

We also take note of the Merriam Park Historical Resources Survey, which highlights
the density of century-old homes along Marshall Avenue and in the neighborhood which
straddles it. More information will be available later. (See also #10 below.)

We should also note the presence of several neighborhood churches along the Corridor
(including one block to the north and south): Church of St. Mark; Taiwan Christian Church; St.
Sahag Aremenian Church; Olivet Congregational Church; and Trinity City Church. There are at
least three sober houses and one deaf community residence. These also help define the
established character of the neighborhood.

We should also note that the old trolley line from downtown once followed Selby
Avenue west to Fairview. This resulted in various small businesses appearing along Selby
rather than on Marshall. Accordingy, many local services that one might expect to find along
Marshall (now a major transport corridor), are provided instead just two blocks to the south,
leaving the area from Fairview to Fry free of commercial properties. In addition, the presence of
Interstate 94 and the railroad tracks function as borders that strongly affect the need for
neighborhoods north of Marshall to connect geographically to those south of Marshall.

We whole-heartedly endorse a community “walking tour” in April or May, 2018,
including both city staff and residents, as part of the study process, to carify what the area looks
like today.

(2) What changes are taking place? Development interest and pressure?

This neighborhood has been exceptionally stable for the past four decades. With one
exception, the development has been achieved with existing structures. The one exception is a
judiciously designed, multiple-family residential building at Otis Avenue (filling what was once a
corner parking lot, now a T2 designation). Other improvements have occurred by revitalizing
existing properties—upgrading small storefronts to a neighborhood-friendly coffeeshop, ice
cream cafe, toy store, hair salon, bakery and restaurant, and on the east end, a charter school
(converted from an industrial use). This, too, helps define the character of the neighborhood,
and indicate the stability that residents who have purchased houses in the area value and have
come to expect.
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However, the University of St. Thomas continues to expand, with inadequate planning
and ineffective solutions for student housing. Already, the neighborhood to the east of
campus has suffered a severe reduction in homesteaded properties, a major indicator of the
declining neighborhood quality. The pressures on neighborhood land use from inadequate on-
campus housing have already resulted in city actions: (1) an overlay district to limit the density
of student rental housing in single-family homes; and (2) a special zoning provision (paragraph
(k) of Section 66.231), for Grand Avenue (to the south). The options for developers seeking to
profit from commercial student housing have now shifted to Marshall Avenue. The potential for
dramatic changes to the streetscape and character of the neighborhood are indicated by
two new large-scale structures already on Grand Avenue (at Finn) and, along Marshall Avenue,
by a newly approved commercial student dormitory at Moore Avenue—inserting a 5-story, high-
density building towering above the mostly 2½-story single-family homes in the vicinity. 63
individuals will be housed on 0.35 acre. We stress that economic incentives for short-term profit
lead developers to build student housing rather than to develop housing for seniors, for an
expanding mature workforce, or for lower income families. Without clear zoning regulation, the
imagined prospect of affordable housing and stable neighborhoods will yield to high-price
student housing and the collapse of established neighborhoods. Ultimately, the problem of
student housing belongs to the University of St. Thomas, and any “solution” must squarely
return responsibility to them and the limitations of their campus, and not increase the burden on
city residents in the surrounding community.

We note the Mayor’s recent appointment of a Resilience Officer, whose role in fostering
sustainability includes increasing prudent investment in the maintenance of older housing stock,
in contrast to the raze-and-subdivide pattern of unregulated development and short-term
economic incentives.

Recently, the City has instituted other measures that reflect a commitment to maintain
the integrity of the established neighborhood. For example, traffic-calming measures have
been introduced between Snelling and Cretin, including planted traffic islands and designated
crosswalks. Bike lanes have been added to enhance non-motorized transportation. While
Marshall Avenue is a major artery for public transport, it is 2 lanes, not 4 (as represented by
Cretin, Snelling, Hamline or Concordia/St. Anthony Avenues). This remains a residential
corridor, not a mixed-use or commercial corridor.

(3) What are the long term trends?

Overall, the city seeks increased housing—but not just any housing. It seeks a mix of
unit types, from small houses to modest-sized affordable units in multi-family housing buildings.
In addition, there is concern for providing community-scale housing for an aging population
and for handicapped accessible neighborhoods.

The recent building of the light rail green line and Midway Stadium just north of the
Marshall Aveue corridor have potential long-term effects. They provide clusters where
commercial development is likely to occur (and is already occurring). We see this area as open
to prospective development, to the degree that the area falls within walking distance of the
Marshall Avenue corridor. The industrial and light industrial area between Snelling and Hamline
no longer seems appropriate for an urban neighborhood, and seems ready to yield to mixed
residential and community services, including higher density housing that will not disrupt
established stable residential neighborhoods.

There are also persisting difficulties in traffic flow posed by the nearby outlet of Ayd Mill
Road.

Left unabated, the growth of the University of St. Thomas will overshadow the
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neighborhood and destroy it, just as the growth of the University of Minnesota has led to the
demise of Dinkytown and Stadium Village. A 2009 study indicated that non-homesteaded
properties in the area had increased to over 20% and, in selected neighborhoods near the
campus, to over 40%. The threshold for sustained neighborhood health is generally regarded as
30%. The housing problem must not spread. A long-term commitment to accommodating a
growing St. Paul population and workforce means limiting the ability of student housing to
eclipse affordable worker residences and homes.

Also, the continuing existence of stable, established neighborhoods relies in part on
preserving their geographic contiguity. Thus, our analysis has sought ways to envision
development clustered at particular focal points within a large area, rather than promote one
long highly developed corridor that inherently splits the residential neighborhood. For example,
the existing goal of preserving the small-scale, bikable-and-walkable residential character of the
area is reflected in the establishment of bike lanes along Marshall Avenue (in lieu of more motor
vehicle traffic), which connect to north-south bike routes at East Missiissippi River Blvd. and
Fairview Ave.

(4) What do current (residential corridor) and future comprehensive plans (urban
neighborhood and neigborhood node at Cleveland) have to say and suggest for future
land use and zoning?

The plans project medium to low density housing, with a spectrum of local
community commercial services.

This is intended to be consistent with public transport and the possible introduction of a
rapid bus, or “A” line (BRT) along Marshall Avenue.

The aim is to promote urban, “livable” neighborhoods, at an appropriate scale and
character and with high walk scores—while not destroying stable, established neighborhoods
in the process. Marshall Avenue (when coupled with Selby Avenue between Fairview &
Snelling) currently provides a good spectrum of residential services (coffeeshops, convenience
store, restaurants, bars, bakeries, bike shops, small fitness studios, gardening store, liquor
store, toy store, furniture, wood floor finishing, laundromat, and so on) well distributed along the
corridor. 

(5) What does the Union Park Community Plan have to say?

We believe that our views parallel the overall goals of the Union Park District Council in
preserving the character and scale of the neighborhood as a traditional (livable residential)
neighborhood, while allowing for selected patches of higher density development. We would like
to elborate on this further in the near future.

(6) Is Traditional Neighborhood zoning appropriate for some of the corners along the
avenue, including some that are only residential currently? [Cleveland, Cretin, Fairview?]

North-south bus lines intersect Marshall at Cretin, Cleveland, Snelling, and Hamline
(but not at Fairview), and these seem the appropriate nodes for modest commercial
development. Traditional Neighborhood (T) designations, in lieu of Business (B) zoning, can
be vitally important in helping to maintain the character and scale of the neighborhood, by
instituting design criteria as part of any new development project. In (re)developing these
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nodes, we observe the following:
    ! Cretin. There is limited potential to expand at Cretin, due to the country club on the NW

corner and the topography on the NE corner. The prospect of developing the block west
(to Exeter) on the south side is a possibility open for exploration.

    ! Cleveland. This node is already well established in the whole block from Cleveland to
Wilder. It would be well served by Traditional Neighborhood designation, thus allowing
some buildings to be brought to  the street, moving parking to the rear of the buildings,
and opening new residential space in multi-story buildings, above the first-floor stores.

    ! Fairview. There is already a small cluster of businesses 2 blocks south, on Selby (a
vestige of the trolley line). On Marshall, one corner is occupied by a library, another by a
historic building with insitutitional use. With no intersecting bus line, this is an unlikely
target for a major commercial node. Still, the aging apartment building on the NE corner
may be subject to replacement in a traditional neighborhood (T) mode.

    ! Snelling. The old school, now office/medical space, has potential for expanding upper
floor residences, services and parking.

    ! Pascal. With possible changes in converting industrial to residential zones, and Midway
stadium and businesses to the north, this is a prime potential site for developing a major
new node, using T zoning to help provide continuity in the character of the neighborhood
and streetscape from west of Snelling to east of Hamline.

We also see the potential for the (new) concept of “residential nodes” with higher-density
housing that can nonetheless preserve the visual character of the neighborhood. It would be
essential to institute the T design criteria, while perhaps regulating or minimizing coincident
commercial development.
    ! Exeter. Discussion remains open about increasing the residential density on the south

side of Marshall, opposite the country club, and taking advantage of the edge of a
current stable neighborhood without overwhelming the surroundings (T1).

    ! Prior. Three corners are currently occupied by aging apartment buildings. Small scale
buildings (T1) might make this a modest “half-node,” highlighting residential density
rather than commercial services

    ! Pascal. Again, this is a corner served in part by the light rail to the north, and
prospective A bus line to the west.

In keeping with the South Snelling Avenue Zoning Study, the focus of development at
particular nodes, coupled with existing land use patterns, opens limiting or down-zoning
areas now designated as multi-family residential. Unlike Snelling Avenue, however, Marshall
remain a 2-lane residential corrider, not a 4-lane mixed-use corridor. We highlight the long-term
stability of the single-famiy residences and houses of historic significance. For example, the
commercial block between Cleveland and Wilder contrasts vividly to the large stately homes in
the adjacent blocks, both west and east. The block from Fairview to Wheeler is also largely
single-family, like the several blocks to the east of it. The frequency of single-family homes from
Wilder to Wheeler provide an important element of continuity and character to the streetscape
and surrounding neighborhood.

(7) Is industrial zoning appropriate to the north side of Marshall east of Snelling where it
abuts residential uses north of the alley?

Given the City’s concern about accommodating a growing population, this area seems
ripe to open to higher-density residential development, without disrupting current stable
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neighborhoods. A Traditional Neighborhood (T) zone along Marhsall will allow an integration of
higher density multiple-family housing and traditional neighborhood commercial services.
Indeed, the whole area from the railroad tracks to Interstate 94, from Snelling east to Hamline,
seems appropriate for development with mixed residential and commercial services. This seems
particularly appropriate, given the proximity to Midway Stadium and the new development
around it, along with the light rail on University Avenue. This is an area with a potentially high
walk score, attractive to the new generation of urban dwellers. This is a prime location for
fostering the development of a small senior housing community.

(8) Desire to retain existing scale, massing, setbacks?

The land use survey and map indicates that large sections of Marshall Avenue between
Cleveland and Wilder, currently designated RM2, are filled by large single-family homes, some
of historical significance, and have remained so over at least the past 4 decades. It seems
appropriate to preserve these homes as part of the integrity of the historic neighborhood, in
particular helping to bridge the communities north and south of Marshall. The detailed mapping
makes it possible to identify where particular properties now zoned as large multi-family
can be redesignated as single- or two-family, consistent with current use. This fine-scaled
approach to zoning reflects the method used in the successful 2016 South Snelling Avenue
Zoning Study.

In addition, as noted, there is a need to regulate the prospect of high-density, high-cost
student housing, while allowing multi-family units for the city’s expanding workforce. The
policies now applied to Grand Avenue (Section 66.231(k)), should be extended to
Marshall Avenue as well, along the whole corridor from Otis to Fry. Namely:

(1) Building height shall be limited to four (4) stories and forty (40) feet;
(2) The minimum lot size for units with three (3) bedrooms shall be one thousand seven

hundred (1,700) square feet per unit, and the minimum lot size for units with four
(4) or more bedrooms shall be one thousand nine hundred (1,900) square feet
per unit;

(3) Minimum side setbacks for multiple-family residential dwellings shall be nine (9) feet;
and

(4) The T2 design standards in section 66.343 shall apply.
These contribute to preserving the scale and character of the neighborhood, as measured in
height, density, and setbacks (front and side).

(9) What are the issues? Concerns? Input?

We hope that the primary concerns and issues are addressed throughout these
comments. We stress again the aims of (1) preserving the scale and character of a stable and
established traditional neighborhood (including percent of homesteaded properties), (2)
preserving individual properties of particular historic significance or value, (3) regulating the
growth of commerical off-campus student housing, while allowing multi-family units for local
labor. We believe that these aims are consistent with growth and higher density along selected
sections along Marshall and surrounding neighborhoods.
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(10) Historic survey and potential district or individual property designation?

We observe simply that, yes, there are properties—and indeed, whole blocks—of
historic note. For conclusions, we defer to the Merriam Park Historical Resources Survey being
conducted by the City and to the results of the land use survey. Zoning should be consistent
with maintaining the historic character of selected properties and the general historic character
of the neighborhood in which they are situated.

(11) What are thoughts about converting existing one and two-family homes in RM2 to
more units? Down zone to current use? An overlay district of something similar to
Zoning Code Section 66.231(k) to address scale, height, lot size, and impose design
standards as it does for Grand Avenue between Fairview and Cretin?

As noted above (#8), we believe that large homes that have been maintained as single
family homes amidst other such homes should be allowed to preserve their de facto
neighborhood status, and that selective down-zoning is indicated for selected properties and
blocks between Wilder and Wheeler, to complement the selected nodes of higher development.
We reiterate the challenge, noted above (#2), of maintaining homesteaded properties to ensure
the long-term sustainability of the neighborhood.

As noted in #8 above, due to the pressure of high-density student housing disrupting the
scale and character of a livable neighborhood, application of Section 66.231(k) to Marshall
Avenue between Wilder and Fry is prudent and (given the history at Grand Avenue) a well
justified strategy. We note that an overlay for single-family home rentals is already in place.
Adopting this policy addresses the same concern, now applied to multi-family dwellings.

As noted in #3 and #6 above, we underscore the opportunities for substantial
redevelopment of new residential areas between Snelling and Hamline (and between I-94 and
the railroad tracks). Such development will not disturb existing neighborhoods that have
achieved a traditional character—and maintained that character for at least the past four
decades.
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