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BACKGROUND AND SUMMARY

The West Marshall Avenue Zoning Study was initiated by Saint Paul City Council resolution 17-
1713 on October 18, 2017, attached, to identify an overall vision for the study area in response to
increasing development interest. This interest is due in part to the area’s location near the
University of St. Thomas and Concordia University, demand for housing in general, and
availability of transit service on Marshall and its proximity to the A Line on Snelling and the
Green Line along University Avenue. The professional soccer stadium under construction in the
neighborhood appears to be spurring development as well. The West Marshall Study area is
identified as the area of Marshall Avenue between Mississippi River Boulevard and Hamline
Avenue. The scope of the zoning study is limited to those parcels with frontage along Marshall
Avenue.

In addition to initiating this zoning study the city council also adopted an interim ordinance,
sometimes referred to as a moratorium, for any land within the study area between Wilder and
Wheeler avenues prohibiting 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 an earlier time that the city council has taken action on the
recommendations contained in the study.

The study’s primary recommendations are two-fold. First, is to maintain Marshall as an
appropriate place for a range of housing options including apartments. The study recommends
addressing concerns about future multifamily residential development and providing designated
historic structures that contribute to the character of the area some protection from demolition.
Second, is to adopt traditional neighborhood zoning at some commercial intersections and in the
industrial area so future development takes on a more traditional urban form and allows for a mix
of uses.

Historic Survey

An historic survey of resources is currently underway that includes the zoning study area, see
attached map. The survey area includes properties fronting on Marshall between Cleveland and
Fairview. Completion of the historic survey is anticipated by fall 2018. Any recommended
districts or designations of individual properties will be considered after completion of the
survey. Adoption of historic districts or designation of properties can take up to four months to




complete. This process would involve meetings with the neighborhood, Heritage Preservation
Commission, and Planning Commission before submittal to the State Historic Preservation
Office and final adoption by the city council.

Transit Service

Metro Transit operates Routes 21 and 53 along Marshall with stops about every other block
between the Otis and Snelling where the routes turn north to University Avenue. Route 63 runs
north-south along Cretin Avenue with a stop at Marshall. Route 87 runs north-south along
Cleveland Avenue with a stop at Marshall. Route 134 runs north-south along Cleveland with a
stop at Marshall. The A Line bus rapid transit (BRT) runs north-south along Snelling Avenue.

Metro Transit is beginning preliminary planning for BRT service on Route 21 with anticipated
stations at Otis, Cretin, Cleveland, Fairview, and Fry. The anticipated timeline for BRT
implementation is 2022 at the earliest. It is anticipated that some Route 21 service will continue
to serve local stops along Marshall, but how frequently it would operate is yet to be determined.

Citywide RM Zoning Study

Planning staff is considering zoning code amendments in a citywide RM Zoning Study to look at
how multiple family zoning district regulations (RM1, RM2, RM3) might be amended to impose
traditional neighborhood zoning design standards in all RM zones, among other
recommendations. The purpose of possible amendments would be to intensify the potential use
of RM zoned property and encourage development to be more pedestrian and transit-oriented.

COMMUNITY PROCESS AND CONCERNS

Planning staff worked with the Union Park District Council early in the study process to engage
residents, property owners, and other stakeholders. A community meeting to discuss the study
was held in February 2018 to help interested parties understand the purpose of the study, the
potential changes to zoning, and how the changes might shape future development in the study
area. The meeting also provided a forum in which members of the community could identify
areas of concern and provide other feedback on potential zoning changes. Concerns and
comments voiced at this meeting are summarized below.

Density, Height, and Character

While there seemed to be general support, though not unanimous, for the type of medium density
multifamily residential development allowed under existing RM2 zoning, there was agreement
that the height and scale of development potentially allowed under existing RM?2 zoning is not
consistent with the character of surrounding development. Some reminded attendees that
apartments are residential uses just as are single family homes. Many felt that the RM2 stretch
between Wilder and Wheeler bridges the character of residential development on either side of it
but that development of five stories is just too tall. No structures in this stretch are more than
three stories. Most felt three stories allows for increased density and is appropriate but that four
and especially five stories is just too tall to be in character with existing neighborhood
development.

Residents felt the recently approved five-story apartment building at the northeast corner of
Marshall and Moore, which took advantage of various bonuses to increase height and density, is
an example of development not in character with existing development. Concern about the loss
of homes to new development was also expressed, especially homes with historic value that add
character to the neighborhood. Concern about the number of bedrooms per apartment unit also
was expressed, suggesting a limit of two or three bedrooms but not four since that was more
likely to be targeted to students. Support for Grand Avenue-style development was voiced as
was the multifamily buildings at East River Road that work well and are visually pleasing
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because of the way they blend in with the bluff. Attendees supported that type of development
along Marshall.

There was a suggestion to consider higher density residential zoning for the residential stretch
near Snelling currently zoned RT1, two-family, since it is closer to Snelling and the transit
amenities offered with connection to A Line along Snelling Avenue and Green Line to the north
at University Avenue.

Design Standards

Given that most were supportive of medium density multifamily uses but not development they
felt was out of scale with existing structures, some suggested applying design standards
including height limitations for new residential development. There was also interest in design
standards for the commercial areas to make them architecturally and visually beautiful.

Cleveland Intersection

There was a suggestion to consider rezoning the northwest corner at Cleveland to a traditional
neighborhood district to allow mixed-use development there. The lots are single family and
duplex homes in an R3 single family zone and reportedly occupied by students. The east side of
the intersection is commercially zoned and used and the southwest corner is zoned for
multifamily use, RM2, and is occupied by apartment buildings and single family homes.

Student Housing

Many attendees felt that much of the development pressure in the neighborhood was caused by
demand for housing for students due to an inadequate supply of housing on campus at the
University of St. Thomas. They believe students should be on campus in housing designed for
them and not in run down one and two-family homes throughout the neighborhood. Nor should
students be in off campus apartment buildings like the one approved for the northeast corner of
Marshall and Moore, which residents feel amounts to a dormitory, not an apartment building in
the traditional sense.

Industrial Area Fast of Snelling
Many saw this as an opportunity area though no specifics were suggested.

Parking and Traffic Congestion

Greater density of commercial and residential development means more people and often more
cars and demand for on-street parking. Attendees acknowledged that the reason to locate higher
density uses along transit corridors is to lessen the need for cars and to support transit ridership.
Some felt shared parking arrangements should be considered for commercial areas.

A second community meeting is planned for April 23, 2018 to present preliminary study
recommendations and proposed zoning changes and to receive input and comments. Comments
and concerns voiced at this meeting will be summarized and included when this study memo is
updated. A preliminary report from the Marshall Avenue Neighborhood Committee is attached
to this study memo. Planning staff has not had time to review and comment on the neighborhood
recommendations.

APPLICABLE PLANS

The 2010 Saint Paul Comprehensive Plan (comprehensive plan) is the guide for current and
future land use and zoning decisions. It includes the Union Park Community Plan, adopted in
November 2016. An update to the comprehensive plan, required every ten years, is currently
underway and anticipated to be adopted by the end of 2018. The draft update informs the
analysis and recommendations in this study.



The Future Land Use Map in the current comprehensive plan identifies Marshall Avenue as a
residential corridor from Mississippi River Boulevard to Fry Street, mixed-use corridor at the
Snelling Avenue intersection, and industrial and institutional east of Snelling to Hamline
Avenue. Residential corridors accommodate primarily residential uses at densities of 4 to 30
units per acre. The residential corridor designation can include single-family housing and still
achieve the overall density range of 4 — 30 units per acre defined for this category. Mixed-use
corridors are identified in the comprehensive plan along major thoroughfares that are (or could
be) served by public transit. They generally accommodate a mix of residential commercial,
institutional, and smaller scale industrial uses, along with open space, with residential
development at densities of 30 to 150 units per acre. Established neighborhoods is the land use
designation north and south of the study area and defined as 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..

Since Saint Paul is in the process of updating its comprehensive plan, including the land use plan
and future land use map, these drafts were consulted during this study to assess how the vision
for Marshall relates to proposed land use policies and designations. The draft comprehensive
plan update replaces the residential corridor designation of Marshall Avenue west of Snelling
with an urban neighborhood designation. A summary of existing and proposed land use
categories in the study area along with proposed draft policies is attached. This includes
background information on neighborhood nodes, a new designation that replaces neighborhood
centers, in the draft land use plan. The mixed-use area at Snelling and the industrial and
institutional designations east of Snelling remain in the update, though with adjusted boundaries
and inclusion of some mixed-use in place of industrial uses.

The applicable neighborhood plan is the Union Park Community Plan. Key objectives and
strategies related to this study are excerpted here:

e LUI.1 Maintain and establish zoning that encourages compact development in
commercial areas and in mixed-use corridors; specifically, initiate and support zoning
studies and adjustments, especially along Snelling Avenue and Marshall Avenue east of
Snelling, to encourage more traditional neighborhood, mixed-use zoning where
appropriate. ~

e LU2.2 Encourage the continued use and rehabilitation of existing structures, districts, and
landscapes to preserve the historic character of residential and commercial districts.

e LU2.3 Ensure that new development fits within the character and scale of adjacent
neighborhoods.

e LU3.2 Explore opportunities to increase density levels and promote new development
along key corridors that support transit-oriented development, including along Snelling
Avenue and Marshall Avenue between Snelling and Hamline Avenues, and on mixed-use
transit routes, while maintaining the historic human scale of the neighborhood.

e HI.1 Support multi-unit mixed-use development in mixed-use corridors that can
accommodate higher density levels, while minimizing impacts on adjacent lower density
areas, and discourage multi-unit housing and retail uses that are incompatible with single-
family residential areas.

e H2.2 Encourage rehabilitation of existing housing stock.

e H2.2a New residential construction shall be consistent with the character of the
surrounding homes, while minimizing impact on the neighborhood.

e P2. Identify, evaluate, designate, and preserve historic resources in the District.



EXISTING LAND USE AND ZONING

This zoning study assesses current land use and zoning of property having frontage along
Marshall Avenue from Mississippi River Boulevard to Hamline Avenue, a stretch of about two
miles or 22 blocks. Marshall Avenue is identified as an A-Minor Arterial roadway in the City’s
Comprehensive Plan. It features one vehicle travel lane in each direction, striped bike lanes in
each direction, parking on both sides of the street, and raised and landscaped or striped medians,
except at turn lanes. Signalized intersections are at Otis, Cretin, Cleveland, Prior, Fairview,
Snelling, and Hamline. The average daily traffic from 2008 varies along the avenue with
between 13,000 and 18,000 vehicles west of Snelling and 9,000 east of Snelling.

The current zoning in the study area generally reflects the existing underlying land uses along
Marshall. The stretch between Wilder and Wheeler has many one and two-family homes amid
multifamily uses in an RM2 multifamily zone. Likewise, the segment between Wheeler and Fry
is primarily one and two-family homes in an RT1 two-family zone. Overall, 56 percent of
parcels in the study area are single family residential uses, 12 percent are two to three-family, 13
percent are multifamily, 10 percent are commercial, 1 percent are industrial, 3 percent are mixed-
use/multiple uses, and 3 percent are institutional uses.

Existing Land Use Inventory

Land Use Type Number of Parcels Percentage
Single Family Residential 141 56%
2 to 3 Family Residential 30 12%
Multifamily Residential 32 13%
Commercial (includes golf course) 25 10%
Industrial 4 1%
Mixed-Use/Multiple Uses 8 3%
Institutional 8 3%
Miscellaneous 5 2%

The majority of the study area west of Snelling is in residential use in a variety of single family,
duplex, and multifamily zoning districts. Slightly more than half of the parcels are in single
family use and an additional 25 percent are parcels with two or more dwelling units. There are
several areas zoned RM2 that allow multifamily uses including a six block stretch from Wilder
to Wheeler. There are several three-story apartment buildings in this stretch as well as single
family homes, duplexes, and triplexes. While RM2 zoning permits higher density residential
uses, many of the parcels are too small for redevelopment for multifamily uses without assembly
of multiple parcels due to the 9,000 square foot minimum lot size requirement for three or more
dwelling units. The six block stretch contains a number of larger homes, many designed by
prominent architects at the turn of the last century. These homes could be lost to redevelopment
if there is a willing seller. The historic resources survey underway will determine if there are any
structures potentially eligible for local or National Register designation. The four block stretch
of RT1 zoned property from Wheeler to Fry has several nonconforming apartment buildings but
is mostly one and two-family homes. Many of the lots are less than 6,000 square feet, the
minimum lot size required to establish duplexes.

The partially commercial corner at Cretin and the commercial block between Cleveland and
Wilder offer a mix of retail, service, and auto uses in various zoning districts. A few of the
commercial buildings on the south side of the avenue are two stories with commercial on the
main level and residential uses above. The intersection at Snelling is a mix of residential, office,
auto, retail, restaurant, and utility uses in various zoning districts. Many of the properties at this
intersection were rezoned as part of the South Snelling Avenue Zoning Study in 2017.
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The intersection at Snelling and property to the east to Hamline is primarily a mix of commercial
and industrially zoned land with some areas designated as institutional and occupied by
Concordia University campus and its facilities.

GENERAL ZONING ANALYSIS

While the recommended zoning changes are primarily geared to allow increased intensity of
residential development they also include a height limit to ensure development is in keeping with
the character of existing development in the area. Recommended zoning changes regarding
commercial properties is to move toward traditional neighborhood districts to allow a mix of
residential and commercial uses and to achieve a more traditional urban form over time.

Traditional neighborhood zoning districts are intended to foster the growth and development of
mixed-use, transit oriented development. In contrast to the higher-density residential and
commercial zoning districts that largely segregate commercial and residential uses into different
districts, traditional neighborhood zoning districts allow a range of both commercial and
residential uses in the same district. Allowing a wider range of uses at key intersections along
the avenue will result in a future land use pattern that is more organic and market driven, and
will allow commercial and residential development in areas that may only be one or the other
under the current zoning.

Traditional neighborhood districts also differ from other zoning districts in that they include
extensive design standards, and have provisions that push building mass towards the street. The
traditional neighborhood district design standards regulate building features such as finish
materials, window openings, the placement of doors, and the placement of parking. In reviewing
new development in traditional neighborhood districts, there is a strong emphasis on ensuring
that the design of new development helps contribute to a pedestrian friendly streetscape and
corridor. Provisions in these zoning districts also take into account how new development
interacts with lower density residential zoning districts, by having a maximum height of 25 ft. at
property lines that abut these districts. Structures can exceed this height limit if stepped back
from the property lines a distance equal to the additional height, with a conditional use permit
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from the Planning Commission after notification of neighboring property owners and a public
hearing.

Due to the traditional neighborhood design standards, some existing commercial structures will
become nonconforming in terms of their design, orientation on lot, and placement of parking if
the proposed zoning changes are adopted. The nonconforming status of the commercial
structures will not prohibit the reuse of buildings for conforming uses; nonconforming buildings
may be expanded or altered, and lot improvements may be made, so long as they do not increase
the nonconformity.

Under RM2 zoning the minimum lot size per dwelling unit is 1,500 square feet, and there is also
a minimum lot size of 9,000 square feet for three or more dwelling units. Under traditional
neighborhood zoning, there is no minimum Iot size requirement but rather T1 has a minimum lot
size per dwelling unit of 1,700 square feet. In T2 and T3 zones, nonresidential and multifamily
density is determined by floor area ratio (the total floor area of all buildings or structures on a
zoning lot divided by the area the lot).

Existing land use, zoning, and recommended zoning changes are discussed below. The
discussion is organized around roughly one-half mile segments of Marshall Avenue from
Mississippi River Boulevard to Hamline Avenue.

Marshall Avenue - Mississippi River to Wilder (see Maps 1-3)

This area from the river to Cleveland is characterized largely by residential uses that include
single family homes in R3 on the north side and a mix of single family homes in R4 and
apartment buildings in RM2 on the south side. The north side also includes Town & Country
Club in an R3 single family zone. Existing uses in this stretch are consistent with the
comprehensive plan residential corridor designation and provision for scattered neighborhood-
serving commercial, service, and institutional uses in established neighborhoods. There are
several commercial uses on the south side of the avenue including an office building in an OS
zone, and at the Cretin intersection a mix of retail, restaurant, and gas and service station uses in
T2 and B2 zones. ‘

The stretch between Cleveland and Wilder is zoned entirely for commercial uses on both sides of
the street. Uses include an auto convenience market, laundromat, tanning salon, retail, service,
restaurant, bakery, salon, and ice cream shop as well as residential uses on the second floor of the
building on the southeast corner. The north side is zoned B3 while the south side is a mix of T2
and B2 zones.

Preliminary staff recommendation:

e Rezone the parcel on the south side of Marshall at Exeter from OS to T1. The uses
allowed in each districts are similar but the T1 district includes the traditional
neighborhood design standards, helping to achieve the desired urban form with any future
redevelopment. The city has typically been rezoning OS parcels to T1 during zoning
studies and it is appropriate to do so in this case.

e Rezone the lone B2 parcel near the southwest corner at Cretin to T2. The parcels to the
east are already zoned T2 and the existing structure is consistent with the T2 traditional
neighborhood design guidelines.

e Maintain the B2 zoning at the southeast corner at Cretin for the existing auto service
station use. Given the location of existing gas pumps on site, traditional neighborhood
zoning and its design standards would make complying with the standards very difficult
for future redevelopment of auto service uses.



Rezone the R4 stretch on the south side between Cretin and Cleveland to RM1 to allow
for potential future redevelopment for multifamily uses. The stretch is along a transit
route, near transit at Cretin and Cleveland, and in close proximity to the University of St.
Thomas. Multifamily redevelopment would require assembly of parcels since only one
parcel in the entire stretch has sufficient lot area and frontage to allow three or more units
and only one parcel has sufficient frontage and lot area to allow a duplex. Most of the
existing parcels have about 40 feet of frontage, the width required for a single family
home; 50 feet of frontage is required for a duplex.

Neighborhood Node at Marshall and Cleveland

The Marshall-Cleveland intersection is identified as a neighborhood node in the draft
comprehensive plan update and is an area where mixed-use zoning categories may be
more appropriate to achieve comprehensive plan goals than existing commercial and
residential zoning that separate land uses. Existing commercial uses in the Cleveland-
Wilder stretch are permitted uses and would also be allowed under T2 and T3 districts
(though an auto convenience market would require a conditional use permit). Rezoning
the properties on the south side of the street from B2 to T2 and on the north side from B3
to T3 offer the opportunity for a mix of residential and commercial uses and provide
design standards for future development noted in the discussion under the General
Zoning Analysis section of this study. Development on the south side of the street
already has a traditional urban form with buildings at the property line, while
development on the north side of the street has buildings setback with parking in front.
Rezoning to a traditional neighborhood district would require future development to
assume a traditional urban form.

Maintain the stretch of RM2 zoning at the southwest corner at Cleveland which includes
a mix of apartment buildings, duplex, and single family homes.

Rezone from B2 to T2 the parcels on the south side of Marshall from Cleveland to
Wilder. Parcels in the middle of the block are already zoned T2. Existing development
already has traditional urban form, which T2 zoning and accompanying design standards
will require any future development to maintain. Existing uses are permitted under both
zones.

Rezone the north side between Cleveland and Wilder from B3 to T3 except the northeast
corner at Cleveland where the auto convenience store is located. The traditional
neighborhood design standards will require future development to assume the traditional
urban form already present on the south side of the street. T3 zoning would provide for
the density that would make redevelopment of the site more possible.

Rezone five parcels at the northwest corner at Cleveland from R3 to T1. Five lots are
proposed to be consistent with the stretch of RM2 zoning at the southwest corner. T1
would permit the existing residential uses and also permit intensification of uses at the
neighborhood node. T1 traditional neighborhood zoning allows mixed-use development
and has design standards that call for a traditional urban form for commercial buildings to
create a street presence and hold the corner, similar to much of the development along
Grand Avenue. The existing R3 single family zoning does not allow for greater density
or a mix of uses and requires a large front yard setback.

Marshall Avenue - Wilder to Wheeler (see Map 4)

This segment in the center of the study area is subject to an interim ordinance, also referred to as
a moratorium, prohibiting development for one year, until October 2018, or until completion of
this study and city council action on its recommendations. The existing land use and zoning in
this stretch follow the land use designation in the comprehensive plan, residential corridor.

The entire segment is zoned RM2, multiple-family, and is characterized by a mix of single
family to medium density multiple-family residential uses. One and two-family residences and
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apartment buildings of up to three-stories make up the area in addition to institutional uses that
include a church, parish gymnasium and auditorium building, and library. Charles Thompson
Memorial Hall, a social club for the deaf, is located at the southwest corner at Fairview. This
stretch of Marshall has been zoned to allow single family to apartment uses since 1922 (zoned
“C” residence district from 1922 to adoption of the current zoning code in 1975). Marshall was a
street car line for many years.

There are likely historically significant houses that we should work to preserve, and the historic
survey currently underway will make recommendations on potential districts or individual
historic designations. There are also houses that are not historically significant where replacing
them with new multifamily would be appropriate. The recommendations of the historic survey
will not be available to inform specific zoning recommendations in this study since results of the
survey will not be in hand until the fall. However, recommendations can be based on possible
outcomes of the survey related to potential historic districts or individual property designations.

In January 2018 plans were approved to allow construction of a five story multifamily building
at the northeast corner at Moore. The project involved demolition of two houses. While the
development met the regulations and standards for the RM2 zoning district, and took advantage
of various bonuses to increase the height and density, many area residents believed the
development was not in keeping with development in the surrounding area due to its height,
density, and number of future residents, and were also concerned that the building would house
mostly college students. There is a strong desire to preserve the character of the avenue with a
mix of one, two, and three-family homes and apartment buildings of two and three stories.

The comprehensive plan supports new housing by increasing density in areas zoned for such
uses. This allows dwelling units to be added to the housing stock to accommodate the city’s
growing population and to support transit use along transit corridors. At the same time, there is a
desire to preserve the character of existing neighborhoods. The Union Park Community Plan
acknowledges this by stating that the plan’s goal is to find a balance to preserve desirable assets
and neighborhood character while evolving to meet present and future needs, desiring to preserve
peaceful, walkable, urban neighborhoods.

Ninety-five percent of the parcels along this portion of Marshall Avenue are residential: 55
percent of parcels are single family; 20 percent are two to three-family; and 20 percent are
multifamily providing 175 dwelling units. Five percent of parcels are institutional or
miscellaneous uses. A minimum lot size of 9,000 square feet is needed to establish three or more
dwelling units in an RM2 district. There are three lots with one to two-family uses on the south
side of the street whose lot size is over 9,000 square feet and three such lots on the north side of
the street. There are several triplexes in this stretch, though none are on lots of 9,000 square feet
or more.

Preliminary staff recommendation:

e  Rezone from RM2 to RT1, with the consent of the property owner, parcels with one and
two-family homes in the Wilder to Fairview stretch that are identified and subsequently
designated as historic based on the outcome of the historic survey. In the event of
historic district designation as a result of the historic survey, rezone from RM2 to RT1
any parcels with one or two-family homes that are determined to be “contributing” to the
historic district. This rezoning would limit the use of the structure to a use consistent
with the structure and prevent use of the property for multifamily uses. Property zoned
RT1 would need to be rezoned to a multifamily zone to allow higher density
development. Designation would offer some protection from demolition since it would
require a public hearing and affirmative decision by the Heritage Preservation
Commission.



® Maintain existing RM2 zoning, except as noted above, and amend Section 66.231(k) of
the zoning code as noted below with new language underlined to include the area within
the moratorium boundary. Doing so would limit height of structures to four stories or
forty feet, set larger minimum lot sizes for units with three and four bedrooms, and
provide traditional neighborhood design standards.

Proposed language for Section 66.231(k): new language underlined

For property along Grand Avenue between Fairview Avenue and Cretin Avenue, between
lines defined by the parallel alleys immediately north and south of Grand Avenue and for
property along Marshall Avenue between Wilder Street and Wheeler Street, between
lines defined by the parallel alleys immediately north and south of Marshall Avenue: (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; and (3) The T2 design
standards in section 66.343 shall apply.

Marshall Avenue - Wheeler to Asbury (see Maps 5-7)

The existing land use and zoning in this stretch follow the land use designation in the
comprehensive plan, residential corridor. The western portion of this segment of the study area
is characterized mostly by low density residential uses in an RT1 zone. There is a mix of one
and two-family homes and a few two-story apartment buildings with garden level apartments.
While much of the segment is zoned to allow duplexes, many of the lot sizes are less than the
6,000 square feet minimum for a duplex and many are less than the 5,000 square feet minimum
for a single family home. This means that many of the houses are nonconforming as to the size
of the lot. The eastern stretch of this segment is focused at the Snelling intersection and includes
a mix of uses including single family homes, an apartment building, office space, retail space,
auto repair and auto body shop, billboards, railroad tracks and bridge over the avenue, and an
electric transformer station. The intersection is within the proposed neighborhood node at Selby
and Snelling that is in the draft land use map in the update to the comprehensive plan. The
proximity of this segment to the A Line BRT along Snelling and easy connections to the Green
Line at University Avenue make this an ideal location for higher density residential development
to support transit use.

Preliminary staff recommendation:

® Rezone the RT1 stretch to RM2 and amend Section 66.231(k) of the zoning code to
include Marshall Avenue between Wheeler Street and Fry Street so that height limits,
traditional neighborhood design standards, and larger minimum lot areas for units with
three and four bedrooms are imposed.

® Maintain the zoning in and around the Snelling intersection. Property in this area was
rezoned in 2017 during the South Snelling Zoning Study and no change is proposed in
this study.

Marshall Avenue - Asbury to Hamline (see Maps 8-10)

This portion of the study area and is zoned industrial except for Concordia University’s property
on the south side between Albert and Hamline, which is zoned RT1. Uses between Asbury and
Pascal include office space, painting contractor’s shop, single family homes, retail space
(currently vacant but planned for improvements in 2018), surface parking, taxi dispatching,
maintenance and storage, and self-storage. The industrially zoned area on the north side of the
street between Asbury and Pascal is a half-block deep and is adjacent to one and two-family
residential uses to the north in an RT1 zone. There has been interest in residential and mixed-use
development in the area. Uses east of Pascal Street include industrial, office, school, university
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(including ball fields, surface parking, and storage utility buildings), veterinarian clinic, auto
sales including parts, and auto convenience market uses.

This stretch is guided for industrial and institutional uses in the current comprehensive plan. The
draft update to the comprehensive plan guides this stretch for mixed-use from Snelling to Pascal,
and industrial, mixed-use, and civic and institutional uses from Pascal to Hamline. Given the
change between the current and proposed 2040 land use in this stretch it is appropriate to
consider rezoning property in this stretch as part of the this zoning study.

Preliminary staff recommendation:

e Rezone the I1 stretch on the north side of Marshall between Asbury and Pascal to T3,
except for the taxi business at the northwest corner at Pascal Street. It appears existing
uses would be permitted under T3 zoning and that the rezoning would not create
nonconforming uses.

e Rezone the block bounded by Marshall, Hamline, Selby, and Albert from RT1 to T1.
Almost all of the block is a single large parcel with frontage on Marshall. A few small
lots at the southwest and southeast corners of the block without frontage on Marshall
have non-residential land use related to the rest of the block and should be added to the
study area so the zoning of the whole block can fit the use. While this block is zoned
RTT1 two-family residential, there is no residential land use on the block, it is surrounded
on two and a half sides by I1 industrial zoning, and RT1 land use and dimensional
standards are not a good fit.

e Maintain 11 zoning on the south side of the street between Asbury and Albert streets and
on the north side between Pascal and Hamline.
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City of Saint Paul

City Hall and Court
House
15 West Kellogg
Signature Copy Boulevard

Phone: 651-266-8560

Resolution: RES 17-1713

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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File Number: RES 17-1713

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: O
Absent: 1 Councilmember Thao
T e AdsE
Vote Attested by Date 10/18/2017
Council Secretary Trydy Moloney

Approved by the Mayor %‘%-ﬁ MM\

Chris Coleman

Date 10/20/2017

City of Saint Paul Page 2 Printed on 11/9/17



ETRO Green Line

[//ﬂ Iris Park

|

Shields Ave
) i K.
E | B
§ I
g L L]
L i
= L\
6 ﬂ
=
<T
.
2
Al
(s
Merriam Park %
Rec Center
7 = Roblyn Ave
% A
q 4 %\ AlA A A ) A A A
P ] = = A E
&3 = Merriam Ln g
£ c | | AlZ[ 2l la | A ]
Al A A =
Z Carroll Ave =
A . T [ —
A Al (A A A A 1S
1 =
I .9 = b
L | A IS =
Al |AA A | A A b ic
> N 2 |
k & Iglehart Ave g .
> S T
= A A A= A A A|A A A AlA
D
L
@ A A A A A A
Marshall Aje
Al A | |a A Al | AL A aa |l
el rrrrrrrr e en [TRCTTET A [ | | TTTTT H|H|||||||||

Pote nt| al M e rr| am Pa rk 308 land parcels 1 Potential Merriam Park Historic Resource Inventory Area

H |St0 "C ReSOU rce Su Wey Area 779 parcelized acres A Previous Merriam Park Historic Resource Inventories
X4 February 26th, 2018 65 previous inventories : L A )




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

e 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.

e 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.

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

e 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:

e 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.

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

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

e 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.

e 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.

e 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:
e Policy LU-41. Identify and assemble industrial sites within close proximity to logistics networks,
including river terminals, rail and other cargo/commodity shipping facilities.
e Policy LU-42. Support and encourage brownfield redevelopment that increases tax base, job
creation and job retention.
e 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.
o 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.
e Policy LU-45. Consolidate surface parking in older industrial districts.



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

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

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

e 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:

e 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.

e 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.

e 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.



P
Pelham Blvd

\ B
R
\ \ 5l

LA =N

R3

el

Carroll Ave

Cretin Ave N

~\Wilder St N

Cleve|andrAvet N e ———
L j
{ Byl ; |
ﬂ = 1 [

Zoning District Boundaries

Parcel Boundaries

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

RL One-Family Large Lot

R1 One-Family
R2 One-Family
R3 One-Family

R4 One-Family

|

Ll
=
==

RT1 Two-Family

RT2 Townhouse

RM1 Multiple-Family

T1 Traditional Neighborhood
T2 Traditional Neighborhood

T3 Traditional Neighborhood

RM2 Multiple-Family m T3M T3 with Master Plan

RM3 Multiple-Family - T4 Traditional Neighborhood

4M T4 with Master Plan

| 08 Office-Service IT Transitional Industrial

/// ITM ITwith Master Plan

BC Community Business (converted) ‘ oy _‘ 11 Light Industrial

- 12 General Industrial
- 13 Restricted Industrial

B1 Local Business

- B2 Community Business
- B3 General Business

B4 Central Business

- B5 Central Business Service

0 0.025

L m— __ —oeeee———_ JVIEY

F1 River Residential

} | 2 Residential Low

| F3 Residential Mid

[ #4 Residential High
—

% F5 Business

- F6 Gateway

0.05 0.1

- VP Vehicular Parking

PD Planned Development

- CA Capitol Area Jurisdiction

0.15 0.2



R3

) _CCEG N \/ # - 1 1 1 [ LW o _‘, ’l:
& 7/ '” //,;:>\~~ - carollAve &
NN\ o

|

[
|
Finn StN

Cretin Ave N

' ___H' H! |

2 [

.\/IarshaII'Ave

L EME

s Gleveland’A“\Te‘N

ahning District Boundaries

i
! i Parcel Boundaries
i

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

RL One-Family Large Lot

R1 One-Family
R2 One-Family
R3 One-Family

R4 One-Family

RT1 Two-Family T1 Traditional Neighborhood

| | RT2 Townhouse T2 Traditional Neighborhood

- RM1 Multiple-Family um Traditional Neighborhood
- RM2 Multiple-Family m T3M T3 with Master Plan
- RM3 Multiple-Family - T4 Traditional Neighborhood
“ TAM T4 with Master Plan

0S Office-Service IT Transitional Industrial

,/// ITM ITwith Master Plan

| 11 Light Industrial

- 12 General Industrial
- 13 Restricted Industrial

F1 River Residential

B1 Local Business | F2 Residential Low

[ I o Restdential mia
[T 4 Residenti High

BC Community Business (converted) ‘!1-7

FEF
v
- B2 Community Business
==
=

B3 General Business

B4 Central Business

- B5 Central Business Service

0 0.025 0.05 0.1

- VP Vehicular Parking
- PD Planned Development
- CA Capitol Area Jurisdiction

0.15

0.2
Miles



Marshall/Averss

| © - o
e . - s
PEIRNY =
, A > B -
5 PN £ |
N % f //> o el
ja L—7
a /. N\ Carroll Ave
s ]
% RT1
,,,/'-,l |
P ‘
\ ) /_,,/ '\' \
\\'- "\‘ .\\ :\ e
\,\ \ \\ Iglehart Ave
\ \ (- M e
o \ o) = |
L 2 \Z v Z z -
= @\ ®© = £ T ol G
\ | \ 2 = g ws
L = Sl pEag ' ks L=
&)

@m@i

Zoning District Boundaries

i Parcel Boundaries

RL One-Family Large Lot

RT1 Two-Family

T1 Traditional Neighborhood

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

R1 One-Family
R2 One-Family
R3 One-Family

R4 One-Family

]

S
]
==

3‘| RT2 Townhouse

RM1 Multiple-Family -T3 Traditional Nelghborhood
RM2 Multiple-Family “ T3M T3 with Master Plan
RM3 Multiple-Family - T4 Traditional Neighborhood

08 Office-Service

- B1 Local Business

| T2 Traditional Neighborhood

7 ITM ITwith Master Plan

BC Community Business (converted) | 11 Light Industrial

- 12 General Industrial
- 13 Restricted Industrial

- B2 Community Business
- B3 General Business
- B4 Central Business

- B5 Central Business Service

T4M T4 with Master Plan

0

S —e=r e i — e e L

0.025

IT Transitional Industrial

0.05

F1 River Residential
F2 Residential Low

F3 Residential Mid

F4 Residential High

| F5 Business

- F6 Gateway

0.1

- VP Vehicular Parking
u PD Planned Development
- CA Capitol Area Jurisdiction

0.15 0.2



Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

RL One-Family Large Lot RT1 Two-Family T1 Traditional Neighborhood 0S Office-Service IT Transitional Industrial F1 River Residential - VP Vehicular Parking
- ] ) o i 1
=Zuning District Boundaries R1 One-Family ! : ‘ RT2 Townhouse | T2 Traditional Neighborhood B1 Local Business //A IT™M IT with Master Plan - F2 Residential Low - PD Planned Development

C R2 One-Family - RM1 Multiple-Family -T3 Traditional Neighborhood - BC Community Business (converted) - 11 Light Industrial T F3 Residential Mid -CA Capitol Area Jurisdiction
i Parcel Boundaries -
i R3 One-Family - RM2 Multiple-Family nTSM T3 with Master Plan - B2 Community Business - 12 General Industrial - F4 Residential High

R4 One-Family RM3 Multiple-Family -T4 Traditional Neighborhood B3 General Business -IS Restricted Industrial E:z; _;_a F5 Business
SAINT -T4M T4 with Master Plan B4 Central Business - F6 Gateway
PAU L - B5 Central Business Service

m Marshall Avenue: Wilder to Wheeler - Existing Zoning and Proposed Zoning
Map 4 0 0.025 0.05 0.1 0A§liles 0




RT1

)
n
] >
TTTT Iglehart Ave =3
5 e o
L0
NOGAAANIESrEENIEY 7 |
g:ﬂir. 19 ’ ;6 ﬁhgih N B - ] = T
bl s o e e e [ [ e R T S R o e o T
e — B2 b i it el e Ll O bl L s e s el =
al ) o 2
0 T g RT1 = Marshall Ave
Wemes = g o 9 7 Y A O 2 e M LY
A O 1 R | I EREST A O SRS e | =1
O | \ = - R ol % | z | | _ %
=L | B gkl ol )l ol O | laei®sl | ™ s
ETEE] Sl & ~ ] o] ) "ENE) ’Tﬁ"ﬂﬂ””” e ;' T7 l , |
Dayton Ave e ——
| I k!j ol *I l l! | l | t \
L] @ ‘ ‘ f : ! E
Bl | } I I | “ B
| B2 | L= T l i R

' Selby Ave

| i . ek
T CEe = Jog-#ee< "]
E | L i

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.
RL One-Family Large Lot RT1 Two-Family T1 Traditional Neighborhood | ‘ 0S Office-Service IT Transitional Industrial F1 River Residential - VP Vehicular Parking

R1 One-Family l | RT2 Townhouse : ‘1T2 Traditional Neighborhood B1 Local Business //A ITM [T with Master Plan 1 F2 Residential Low
o e 7
BC Community Business (converted) ﬁ 11 Light Industrial

i

‘ PD Planned Development

| F3 Residential Mid -CA Capitol Area Jurisdiction
F4 Residential High

- RM1 Multiple-Family B -_" | T3 Traditional Neighborhood

L]
v
R3 One-Family - RM2 Multiple-Family mmM T3 with Master Plan - B2 Community Business - 12 General Industrial
= =
e

R2 One-Family

R4 One-Family RM3 Multiple-Family -T4 Traditional Neighborhood B3 General Business -l3 Restricted Industrial
| TAM T4 with Master Plan

| F5 Business

B4 Central Business - F6 Gateway
- B5 Central Business Service

Marshall Avenue: Wheeler to Asbury - Existing Zoning
Map 5 0 0.02 0.04 0.08 0.12 0

Miles



= |
|3

]

Asbury St

o=

7 Sél by Ave j

BT L[ T & [ ) — -

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

RL One-Family Large Lot RT1 Two-Family T1 Traditional Neighborhood 0S Office-Service IT Transitional Industrial F1 River Residential - VP Vehicular Parking
=Zonlng Sl Eandas R1 One-Family Liﬂ? l RT2 Townhouse ‘ ‘T2 Traditional Neighborhood - B1 Local Business V/A ITM [T with Master Plan i ' F2 Residential Low - PD Planned Development
9 ) R2 One-Family - RM1 Multiple-Family -13 Traditional Neighborhood - BC Community Business (converted) - 11 Light Industrial - | F3 Residential Mid -CA Capitol Area Jurisdiction
%—I Parcel Boundaries R3 One-Family - RM2 Multiple-Family m T3M T3 with Master Plan - B2 Community Business - 12 General Industrial - F4 Residential High
E=s
B

="
R4 One-Family - RM3 Multiple-Family -T4 Traditional Neighborhood B3 General Business - 13 Restricted Industrial P & ﬂj F5 Business
T4M T4 with Master Plan B4 Central Business [ o cateway

- B5 Central Business Service

Marshall Avenue: Wheeler to Asbury - Proposed Zoning Changes
M ap 6 000 004 0.08 o2 0




CiCa S 3 |
RTI:I. .
e I B2 : A L
— T T T — lglehart Ave o — é §
a_)‘, l l ‘ ‘ | \.‘ \ ) IT < !
2 B3] 5
(@]
)
I =
= - =
()
&3 &0 TR Marshall’Ave =
5 2 = N JETE : ’ = P 11
© S =
[¢b] s () =
é <C 2 + 8\ L= N
9 %) £ y
10 — Tl = A
m_lw EE T — } f l |
e ] o - ; il anll 5 = 1%8
RT1 Dayton Ave .
]| !
i A | —
i £ | T3
RLT (Bl gl s
2| | Rw2 o LSS PR B ] el 1 — I
| Selby Ave
Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.
RL One-Family Large Lot RT1 Two-Family T1 Traditional Neighborhood 71 0§ Office-Service IT Transitional Industrial F1 River Residential VP Vehicular Parking

. 1___} |Zoning District Boundaries

- } Parcel Boundaries

s |\lap 7

R1 One-Family
R2 One-Family
R3 One-Family
R4 One-Family

EE
B
2=

| | T2 Traditional Nelghborhood

RM1 Multiple-Family - T3 Traditional Neighborhood

RM2 Multiple-Family m T3M T3 with Master Plan

RM3 Multiple-Family - T4 Traditional Neighborhood
[ | T4M T4 with Master Plan

RT2 Townhouse

B1 Local Business

7/ ) ITM IT with Master Plan

BC Community Business (converted) - 11 Light Industrial

- B2 Community Business - 12 General Industrial
-Ba General Business - 13 Restricted Industrial
- B4 Central Business

- B5 Central Business Service

Marshall Avenue: Wheeler to Asbury - After Zoning Changes

0.02

| ; l F2 Residential Low

- F3 Residential Mid
[ 4 residentia High

| F5 Business

- F6 Gateway

0.04 0.08

PD Planned Development

CA Capitol Area Jurisdiction

0.12
Miles

A



|
3| —
|

|
|
| L

“Asbury St

|
| |
|
)
|
%\
|
|
|

|
|

—_
|
|
|
l

|
|
1
[
1
|
|

|
|
1
|
|
|
|
i
\
|
|
1
|
|
H
1

:

rt'St:
Hamline’Ave'N

Albe

RT1

_ DaytonAve

= il IEapEY

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

| |
,»1.
|
|

RL One-Family Large Lot RT1 Two-Family T1 Traditional Neighborhood 0S Office-Service IT Transitional Industrial F1 River Residential - VP Vehicular Parking
g = S=Cat r =
R1 One-Family i !—j’ RT2 Townhouse I | T2 Traditional Neighborhood B1 Local Business /// ITM [T with Master Plan | ;FZ Residential Low - PD Planned Development
Zoning District Boundaries — - 9
; | R2 One-Family - RM1 Multiple-Family - T3 Traditional Neighborhood BC Community Business (converted) - 11 Light Industrial - F3 Residential Mid -CA Capitol Area Jurisdiction
i i Parcel Boundaries
i i

R4 One-Family - RM3 Multiple-Family -T4 Traditional Neighborhood B3 General Business - 13 Restricted Industrial = i
- T4M T4 with Master Plan B4 Central Business - F6 Gateway
- B5 Central Business Service

— R3 One-Family - RM2 Multiple-Family -TISM T3 with Master Plan - B2 Community Business - 12 General Industrial - F4 Residential High

Marshall Avenue: Asbury to Hamline - Existing Zoning
Map 8 0 0.025 0.05

0.1 0.15
Miles



~_CarrollAve /7 [ [

1l

,,ﬁlj_ﬁ,,,;.?:,.u N I - S EORESS  IS
[\/IarshallAve

Dayton Ave : ;

i ittt

) e

|
\
&4
miy
il | P
l\\
t:Ste T
‘ | \
|
:' ‘ \
s H g M [ n e A ve '  Enrrssrmeesrsmrrrms|

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.
RL One-Family Large Lot : RT1 Two-Family T1 Traditional Neighborhood | | 05 Office-Senvice IT Transitional Industrial F1 River Residential - VP Vehicular Parking
R1 One-Family I; J RT2 Townhouse B1 Local Business 7/ g ITM ITwith Master Plan %7777 F2 Residential Low - PD Planned Development
R2 One-Family RM1 Multiple-Family -T3 Traditional Neighborhood BC Community Business (converted) - 11 Light Industrial - F3 Residential Mid -CA Capitol Area Jurisdiction

| | Parcel Boundaries -
e R3 One-Family - RM2 Multiple-Family mmM T3 with Master Plan - B2 Community Business -12 General Industrial - F4 Residential High

{ T2 Traditional Neighborhood

Zoning District Boundaries

R4 One-Family RM3 Multiple-Family -T4 Traditional Neighborhood B3 General Business - 13 Restricted Industrial mj F5 Business
SAINT - T4M T4 with Master Plan B4 Central Business - F6 Gateway
PAUL - B5 Central Business Service

".‘* Marshall Avenue: Asbury to Hamline - Proposed Zoning Changes
Af Map 9 0 0025 0.5 0.1 0.15

=] IE— Vliles




Carroll Ave L

Pascal'St:N

11! Marshall’Ave

Hamline'Ave'N
E

T2

Albert St

Dayton Ave

|

| |
T
|
|
y }
|
1
{

Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.
RL One-Family Large Lot RT1 Two-Family T1 Traditional Neighborhood 0S Office-Service IT Transitional Industrial F1 River Residential - VP Vehicular Parking
T = ] s ]
N 1 1 i |
Zoning Distriot Boundaries R1 One-Family o 2 -éél RT2 Townhouse | T2 Traditional Nelghborhood - B1 Local Business //A IV ITwith Master Plan | - F2 Residential Low - PD Planned Development
R2 One-Family [ Rt Muttiple-Family [ | 1o Traditional Neighborhood - BC Community Business ( [ ugn 1 - F3 Residential Mid - CA Capitol Area Jurisdiction
! Parcel Boundaries
i— R3 One-Family - RM2 Multiple-Family - T3M T3 with Master Plan [ &2 community Business [ 12 ceneratindustriat - F4 Residential High

R4 One-Family I s wuttipte-Family |7 74 Taditional Netghborhood B3 General Business I s restricted ndustrial | F5 Business
- T4M T4 with Master Plan B4 Central Business - F6 Gateway
- B5 Central Business Service

Marshall Avenue: Asbury to Hamline - After Zoning Changes
Map 10 ' 0 0.025  0.05 0.1 0.15 0

SaaT . I \liles




Pelham Bivd

Interstateigg

issiesippi

— Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.

= Moratorium Area RL One-Family Large Lot L RT1 Two-Family T1 Traditional Neighborhood | 0S Office-Service IT Transitional Industrial F1 River Residential - VP Vehicular Parking

F= r | ]
R1 One-Family & z RT2 Townhouse ‘ ‘ET2 Traditional Neighborhood - B1 Local Business /,/ IT™M ITwith Master Plan g ‘Fz Residential Low - PD Planned Development
Zoning District Boundaries - = >
R2 One-Family - RM1 Multiple-Family -13 Traditional Neighborhood - BC Community Business (converted) - 11 Light Industrial : F3 Residential Mid -CA Capitol Area Jurisdiction
Parcel Boundaries
R3 One-Family - RM2 Multiple-Family ‘ T3M T3 with Master Plan - B2 Community Business - 12 General Industrial - F4 Residential High

R4 One-Family - RM3 Multiple-Family -r4 Traditional Neighborhood - B3 General Business - 13 Restricted Industrial
“ TAM T4 with Master Plan - B4 Central Business - F6 Gateway
SR b

F5 Business

PAUL

,*, West Marshall Avenue
L) Study Area - Existing Zoning

B5 Central Business Service

0 0.075 0.15 0.3 0.45 0.6 0
T S Viles



7 i‘ 7 ;
i t L |
1 | %b'as LS l 11T T
i1 / ’741,5 | s Charles Ave
Doane Ave +2 \ | 73  Ave
-t ~ J £ |
‘:2 12, ) = , B / é LU
& gl & % . il &/ o ==Sherburne Ave
,,‘w % Pillsbury N = ., “ Oak%syﬂye 3_§: { L i [1 | J i i
i e - | /o5 A ‘ I i
’ o Beverly R e N ‘ 2 s R
~ | iy = |
3 ; \, | E ‘\
H ‘ ° {
£ & z ‘ |
£ |1 ¥e! [v -{ i N —L |
|= | G, \ L=shields'Ave : i \} —
‘ T | = P ‘ = :
e,/ / " i | - |
) Ay, o ! =Y /! ! 1 | ;
i ! if . Saint Anthony Ave | [T [ R |
| L’/ | | | | :
| o . " | Interstagega= | e
| = il Roblyn Ave B
| I 7 i i Vi  Concordia Ave.
| [iEE! | i Merriam Ln ; ;
2 [ i ! ‘ i | I
3 f | I i |
ETITTT 2ot LI |
= . ] [ I il
) < | | .1 |
I = " lglehart Ave | i i
L1 RN [ I Il [ | I i
i | | | | |
1 | )
— e i Marshall Ave
& | ‘ |
| i3 1Y | |
R B | | NEnne il
I 1o I J I | .
| I ! | 1 RRAARR B l
| | & T LB i |
Q. ; 7 3 ;[ L — 1z;-j5en,,y;,g
. { | | J
; = ; a LU "L'—ﬁf e = ]f'“f[ 2 f =
1 { 1 c = 11
Il LLitd o] L5l s A H:-igueAv‘e e =
» 1 ‘ 2 i ST gzl
- If | | AR A bB by ,
— T oz %% | [aanat - - Laurel Ave ()
9 41 (il BERRAR] (AAN il ! BE=
v 1 I 7T T‘ ‘ ‘17 |- T“‘l 1 n H
e I i Pl L I L 1§ | iz AL
| ; ' o |8 b -
! q T i - i : & |
\= ‘ L] ‘ | | ot ‘
\ | 1 I | I ‘W\ ] lv} T :<7
\ i S ! : [;J
\ il i LI
\ : 5 ™ ™ T 5 r— ™ — . o
\ | | | I I | H ! ‘ |
| | . LU B\ H L Ll
| Summit Ave |
JIiL Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.
- = Moratorium Area

et

—{ |Zoning District Boundaries

v { Parcel Boundaries

SAINT
PAUL

RL One-Family Large Lot
R1 One-Family
R2 One-Family
R3 One-Family

R4 One-Family

RT1 Two-Family T1 Traditional Neighborhood

| RT2 Townhouse

[T Rt Muttpte-Family |
- RM2 Multiple-Family
- RM3 Multiple-Family

T2 Traditional Neighborhood

| T3 Traditional Neighborhood

T3M T3 with Master Plan

'3

| T4 Traditional Neighborhood

o

* | T4M T4 with Master Plan

A’ West Marshall Avenue
=== Study Area - Proposed Zoning Changes

05 Office-Service IT Transitional Industrial

&
/// MM ITwith Master Plan

= |
E;/ BC Community Business (converted) | 11 Light Industrial
- B2 Community Business - 12 General Industrial
- B3 General Business - 13 Restricted Industrial |
- B4 Central Business i l
- B5 Central Business Service

[ l B1 Local Business

0 0.075 0.15

F1 River Residential
F2 Resldential Low
F3 Residential Mid
F4 Residential High
F5 Business

F6 Gateway

0.3

- VP Vehicular Parking

PD Planned Development

- CA Capitol Area Jurisdiction

0.45 0.6

Miles




InterstEte g

ississippi

JinL Zoning districts in study area are shaded in colors below; balance of zoning shown with white background.
S reetumArea RL One-Family Large Lot RT Two-Family T1 Traditional Neighborhood 08 Office-Senvice IT Transitional Industrial FL RiverResidentil [N VP Vehicular Paking

. - - = .
Zoning District Boundaries R1 One-Family { !RTZ Townhouse ' T2 Traditional Neighborhood | B1 Local Business //A ITM [T with Master Plan ;F2 Residential Low

PD Planned Development

R2 One-Family [T et atipte-Famity [ 13 Traditonal Neighborhood BC Community Business (converted) 1t Light Mid -CA Capitol Area Jurisdiction
Parcel Boundaries
'—-—-—] R3 One-Family - RM2 Multiple-Family T3M T3 with Master Plan - B2 Community Business - 12 General Industrial - F4 Residential High
R4 One-Famlly I svs witple-Famiy T4 Traditional Neignbornood [ B3 General Business B s reste i [ 5 bustness

4M T4 with Master Plan - B4 Central Business _ F6 Gateway
- B5 Central Business Service

West Marshall Avenue
== Study Area - After Zoning Changes e e )




]

B

m N1S _E_u_
js :

_ [l
I [P ]
L & |
] 1] ﬁ
- | _ llo_= 6E6ET:
| | i
_ , . : m ;
m HN%MMMMM el | | WN_:_ Nmmmﬂu_
| Tees e | ;aw%mwi 4
| na‘amezl | | — EMt
| e | 9696971 -
ol | TNA'9LTEZT 1 B
Z| | vnaomiez [
— | ENA9LIEZ1 |
o T unaewTezl
] WO = | e r
S | TMC9LTeZ
O | vnaemezn_
| [k alle & | ew ina’ wmommﬁu |
| ] <|vna _&mmﬁﬂ | 1 —

_ | el
| | | O Fp:na‘zroozz _
) e
|
|
1

—_— :_

na’ msﬂmd
TNA'9LIT6Z1

welitaddey
T:NQ ‘9 L1671

| TNA9LIEZT
e mna‘owteZl
T:NA ‘961

;, 1 ﬂn 9LY16:71 |
SRR | Tna‘zer
_ B | i

HEEERERRERERERERRRRREEENIIE

N & >< c:ogo | g

===sMarshall"Averg==

eTinatyogTerzl |
|\ dom.m

Lorna‘c mmmau,\‘

\

1 e
i - \ \ \

ﬂ/\,\ T\
", \ V)
\

.ﬁ \\\,; ,\/\_/ , \
— | \ / \ /_
: ., S U R
. |
om na‘ec mmwwﬁ N._ ;\/\ \ _,/
/, ey b \ ,,.,, \

, | Y W G U

ey | \ V. | S
NN na‘’g mﬂNNNN_ ,: 1A

Land Use

Single Family Residential - Mixed Use/Multiple Uses

=
=
=5
o0
=
©
=
a
=
a
@
2
©
o
=
=2
o
@
-
2
=
2
a
00
=
=
o
N
|

2 to 3 Family Residential - Institutional
‘ Multifamily Residential - Golf Course

LZ: Lot Size (in square feet)

Parcel Boundaries

Miscellaneous

- Industrial
g Land Use

In

to Wilder - Existi

iver

R

Marshall Avenue

€£

A

Miles

0.18

0.12

0.06

0.03




NG

7:NA ‘YE0TSS: Al

- Tna ‘¥7'8609:71 N:

¥:NA /8299571
—_T:NA‘¥'8609:Z1

zZna‘y wmowﬂ

N0 ‘7°8609:Z1

1nd‘ziees

1:Nd ‘gLees 7|
1:00 ‘TL2eS 71

1A ‘TLeeS Tl
~TINA fTLTes Tl

1:Na ‘T’LTeTSZ1

01:nd fﬂmgﬂﬂ_.

| ———0:Na'$'980£Z:Z1

. 0'nA‘9esT: N._

AS9I8OUM=— |

7:nd N SObL: 5

.ﬁ.:n«mh.mwm.N._
7 1:Nd° w 99671
¢ :o ‘9799871
|€:0 '8'299¢: N._

T:NQ ‘8'2995:71

T:Nd ‘8299571 |

'2+NA ‘'8'2995:71 |

T:N0 ‘8'2995°71 |

T:NA ‘8'299S Z1

[1:0a‘8'2995:71

:H ‘N0 ‘8299571

i1:na ‘8'2995:71

,m:o TLeTS 7l ,

N ®>< >>®_>‘:®n_

n onareone

| 1:na ‘8'8100T:Z1
I-
| 1:n ‘8'8T00T:Z1

7 L:na ‘8'8T00T:Z1

- | pm >®>>®D
T T 1___sina 3335 Tna'oereotz
, B V009696971 |
— [ ¥na :_V.Ei:ﬂ Znd‘zien
- T:Na ‘8299571 ‘mna‘eusznn
o rndy 569655211 " rina ‘I8 -
<< ~ Qna’ w. 6969771 > — a0 IR T
= <C TN ‘9696971 Aln SZ:NA ‘Y00LST71
o o =1 BRI~
= L | |5 T:NA ‘7 ¥SY0T:Z1 | i ]
2 5 ¢:Na‘7'8609'71
T 1 nd ngﬂ 2 S Tna‘yseoezn |
_ = i -
s | B — ,E!}L =N 1S |[®MOoH
I 1:NQ; 7922871
¥:Na ‘7 ¥SYOT:Z] ] ob— —
R | — — TNdv9L28 71 > 4
9:Na ‘T1L871 B — H —
[ g— ena‘zien y1:0d/ wwmmmﬁﬁ n?l;-i -
- na ‘9'6969:Z1 I: _E ‘v'9Le8 71 .W w T W
. il == , o . D | B0
L Tna‘viesTzl ,Nm na‘ssorteszi. |
A | e | T Jly ™
‘ I N AY Jolid |
R [ |
zing ‘Ceceera l i1 onosessern
Z:N49'6969:71 i \ena‘vereszi |
T:NQ ‘9696971 H na‘verzegzn ||
T:Na 8299871 a na‘v'9Le8:Z1 ol
B ©Na'v'9L871 I ‘mna‘voleszi |
1S SOOI\ - :
o B 425 ‘9°6969:Z1 TiNQ ‘v'9L28 71 | L
) ~ §NA'9'6969:71| 1A ‘7oL |
| 17:n0{9°6969:Z1} ‘vna‘gorszzl
) ~€Na°9'6969:71 ,,H na‘sovszzn_ |
i 1:na (9'6969:Z1/ \na‘soysLsz
EE ¥ ﬂ na w mmmw N._ | 6 na .v mNNwN._ ol
|| mna'g696971 ..‘,_Sm, 8799571
NSO P[IM ===

Land Use

Single Family Residential - Mixed Use/Multiple Uses
2 to 3 Family Residential - Institutional

Multifamily Residential - Golf Course

LZ: Lot Size (in square feet)

Zoning District Boundaries  DU: Dwelling Unit

=H111EA
- =1
-
Wj Parcel Boundaries

Miscellaneous

<
=
=
“
=
k=
b=

Wilder to Wheeler - Existing Land Use

19984| Marshall Avenue

(A

0.14

0.07

0.035

 e—JWIEY



Hm a:o_m<

___ch

. . V A

| 0:Q‘p9TLTS:

*

|

!
ouzo»_\.wmaoﬂ ﬂ, — .
, | ||

S — ] ] I

| e ez

e/ — (II _oa‘wm‘%mﬁ MESSE -

2 :o ‘9°'6969°71 g | D G
Tna‘vozeezl _ | ——
vnateoosyz [ | o Na'TesTEsZI

I :9 ‘zuovin | |

ena mm 008771
T:N0‘TE008:71 |

o —

L/ 1ng" gwmmu | 0T:N0'9'6969°71 |
TiNd ‘8L°02TH:Z1)

4 — aVu TNA ‘8299571 | v [ 11 i

| T4 ‘oz 7 = wna sz | > |

| j m_msﬁu — 108299671 | T @

H f P Sl © | TNa‘8Te9s71 n i!l
1 — / 1 :m ‘9T6LYZT | | E=E e >
[ et 21 | 7 TNQ'§°299671 .W, TS =y

| / vna‘otewz 5 2Na ‘3299771 ;

| | /  ThajeTeTl = <NA'8TI95Z1 ,D e

| | / ¥ na‘zizee s | ,, | ©na‘csonz |

AN : L= ) Bl |

mogm_a

)
U)

|
i
/1 g 78118971 ! 01:NQ ‘9'6969:71 |
/| TNa‘620ey7l | [ina‘gze9sz ] !
/|| , 7 1Na°16 mmwm 71 m% ‘ggo9ezl| @
) e e I 0:NQ ‘9S€EY:Z1 7
| A mbm‘ﬁ,_mmm%u‘  THNA €99 71 ,,
| | _— —_ | I
, .*n 1:Nd ‘16" GE€CSZ1 , H na emmmN_ s
| @7NaTesEcE ona'y 9'6069:71

— 1S 86_< - o

O

%b TNna wmm.ﬁmmN._ { Iind wmmmw N_.l\,xfr |.W
| e |

— 7 na‘y wmow Z1 lll,

" | L BRI
,,, :a Hmﬁmzu i) | _,Snw%mmu |
| ._“ na mo 8099: N.: | , | | 1:na ‘g'z99s: N._(%.;i:?, A.tdf.!
| 2na ‘6 vz I | Tna‘gze0s: 73 TS W..;,HH
1T:na @m.«w&ﬂ L FEr—— -
1S _oco(@\m: —
Tna‘eLsyigzi, ,, | Tna‘zessezl | =
i T:NQ 992571 | he IR R . &
T:NA ‘9SEVZT) 8 ‘ Tna‘geeeszl | L
= | TiNa ‘9GEYZ1| i | 1Na‘8'T99571 ;..%..;.‘;:i,.!
TS [ SRR NN PR PR 1A ‘8299671 i
8 [ TNa'gTeosZl ]
. zxéti;; 696071 | . ena'szeesz |

INAS-9[08YM=— |

Land Use

Single Family Residential - Mixed Use/Multiple Uses
2 to 3 Family Residential - Institutional

] % Multifamily Residential - Golf Course

- Commercial

LZ: Lot Size (in square feet)

m ;)Zoning District Boundaries  DU: Dwelling Unit
Parcel Boundaries

-
-

Miscellaneous

‘ Industrial
Wheeler to Asbury - Existing Land Use

Marshall Avenue

€

A

0.12
Miles

0.08

0.04

0.02



Carroll Ave I |— —
e ,
1 l f { ] | S /| S| ,,,9' e — g
= 7?;:17 — ,_;_:",Dr, B — —B 3
3 || | T :
= | | | : 2
Bl BI,,JTJOJ,‘, A R, | I W A . Sadml 2 E, 2 g
» 2 =233°%2IglehartAve 2 2 & I |
LT STTSSrSrST T T ST e 1= S -
|1 & 1388 & | 58 & |2 [ 18 }
R ogEER 23 3 & Bk
AEIREEEEIR |88 3O |
= = £ o ?‘Fm
| O
, i (7))
| ‘ ol , .-
— - — n_< 777777

| Héhﬂl‘ine-Ave-_lﬂ\'l

17:288802.8, DU:0

12:27442.8,DU:0 |

Land Use

=Zonlng District Boundaries ~ DU: Dwelling Unit Single Family Residential - Mixed Use/Multiple Uses

: LZ: Lot Size (in square feet)
L Parcel Boundaries 2 to 3 Family Residential - Institutional
- Multifamily Residential - Golf Course

Mlscellaneous

0.04 0.08 0.12 0
Miles




Preliminary Report 4/7/18 page 1 of 6

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 2%2-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.

e 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 redesighated 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 1-94 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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