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East Grand Avenue Overlay District Zoning Study 
 
Advisory Committee 
Meeting #2: November 28, 2022 
 
Notes: 
 

1. Results from Meeting #1 Exercises  
• Michael Lamb (consultant) distributed handouts to in-person attendees and sent handouts 

to virtual participants (see Attachment 1). 
• The Advisory Committee completed introductions and reviewed the topics of future 

meetings. 
• Michael reviewed the results from the first meeting exercises, including what committee 

members stated they would like kept and changed on Grand Avenue as well as the 
takeaways from the continuum statements exercise (see Meeting #1 Notes). 

 Michael highlighted that most committee members were interested in keeping 
small, local businesses; walkability and accessibility; mix of uses; and smaller-scale 
brick buildings. 

 Michael highlighted that most committee members were interested in 
changing/improving the corridor’s beautification (i.e., tree canopy) and connection 
to Saint Paul, pedestrian/bicycle environment and safety, parking (i.e., 
inconsistently available and needed along the corridor, too many surface parking 
lots), housing affordability and supply, and transit frequency.  

• Michael referred to Grand Avenue the Renaissance of an Urban Street as a useful resource 
(https://www.amazon.com/Grand-Avenue-Renaissance-urban-Billie/dp/0878391053). 

• The Advisory Committee discussed high-level policy decisions and the implications of the 
Overlay, as well as the limited supply of housing available to renters.  
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• An Advisory Committee member mentioned that the committee should be weary of terms 
like “character” and “sensitive development”. These terms have historically been used to 
keep underrepresented minorities out of certain neighborhoods, so it is important to 
acknowledge the coded language and change it to ensure the Advisory Committee is 
inclusive. 

 
2. Real Estate Market 101 Presentation (with guest Grant Martin, Loci Consulting) 

• Grant Martin (guest speaker) introduced himself as a market research consultant and 
mentioned that he completed the Comparative Retail Node Analysis for the Summit Hill 
Association in March 2021. 

• Grant began by asking discussion questions to the Advisory Committee, including: 
o What is your definition of “market”? 
o Do you consider markets to be effective? 
o How is the real estate market unique? 

• Grant presented on the real estate market (see Attachment 2) and discussed the Comparative 
Retail Node Analysis.  

o Grant identified some of the strengths of Grand Avenue as having a strong brand and 
identify and a unique mix of historic houses and buildings. Grant identified some of the 
weaknesses of Grand Avenue as being not well connected to regional transportation 
options, being a reasonably elongated corridor (i.e., challenging for walkability), and 
having several aging commercial buildings. 

o Some of Grant’s other conclusions include: 
 Development of stand-alone retail is financially difficult; urban retailers are 

looking to integrate brick and mortar locations with online platforms; certain 
urban locations experience fluctuations of retail interest (e.g., Uptown, North 
Loop, etc.). 

 Upon review of comparison development projects in Saint Paul from 2015-
2020, Grant concluded that the general scale and size of projects have 
increased due to increasing costs (e.g., projects typically had heights from 5-7 
stories with 125-185 units). 

 Some information in the March 2021 Comparative Retail Node Analysis may be 
slightly dated when compared to the latest economic trends, including inflation, 
the recovery of brick and mortar stores as the pandemic improves, hybrid 
work, etc. 
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3. Comprehensive Plan Overview 
• Michael began by mentioning some of the history of Grand Avenue, including how the corridor 

had approximately 250 businesses in the 1930s, with approximately 147 businesses today. 
• Michael provided an overview of the Comprehensive Plan. 

o The Saint Paul Comprehensive Plan was adopted in November 2020. 
o East Grand Avenue is in the mixed-use land use designation with a neighborhood 

node. These areas of Saint Paul are envisioned to have a balance of jobs and housing 
within walking distance to one another, as well as easy access to transit. Development 
is typically compact and dense, with a mix of uses to serve a neighborhood’s daily 
needs. 

 
4. Zoning 101 and Current Zoning Standards Presentation 

• Michael provided a brief overview of zoning, including what zoning is and how zoning decisions 
are made. 

o The East Grand Avenue Overlay District was adopted in 2006. It provides regulations on 
building size, height, and design. 

o There are several zoning districts that sit “underneath” the Overlay. The most 
predominant underlying zoning districts are RM2 medium density multiple-family 
residential, BC community business (converted), and B2 community business.  

o RM2 establishes a height limit of 50’ while BC and B2 have height limits of 30’. The 
Overlay establishes a height limit of 30’-40’ depending on the land use. Because the 
Overlay standard is more restrictive than the RM2 standard, this is an example of when 
the Overlay would supersede a base zoning district. 
 

5. Schedule 
• Committee members stated that January 9, 2023, will be the best date for the next meeting, 

with January 23, 2023, tentatively planned for the following meeting. 
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Handout 1 - Attachment 1
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Handout 1 - Attachment 1
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Notes Real Estate Market PresentaƟon 
Handout 1 - Attachment 1
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Handout 1 - Attachment 1
































































