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CITY OF SAINT P A[JL 25 West Fourth Street Telephone: 651-266-6565
Christopher B. Coleman, Mayor Saint Paul, MN 55102 Facsimile: 651-266-6549
DATE: August 28, 2014
TO: Saint Paul Planning Commission
FROM: Neighborhood Planning Committee

SUBJECT: Shepard Davern Area Zoning Study and Proposed Rezonings

BACKGROUND

In 1999, the Saint Paul City Council adopted the Shepard Davern Small Area Plan prepared by City staff
in collaboration with a community task force. The plan addressed future land use, design guidelines,
street scaping and housing goals, and included the adoption of two overlay zoning districts — the
Shepard Davern Commercial and Shepard Davern Residential Overlay Districts — which required higher
design standards, allowed building heights up to sixty-five {65) feet, and allowed some retail and
residential uses above the underlying zoning. »

Shortly after adoption of the Shepard Davern overlay districts, the City of Saint Paul created new
“traditional neighborhood” zoning districts, which included design standards very similar to those in the
Shepard Davern overlays. The availability of these new districts prompted a recommendation in the
District 15 Plan Summary (2007) to replace the Shepard Davern overlay districts and underlying zoning
with T3 traditional neighborhood zoning. : ‘

In early 2013, the Planning Commission initiated the Shepard Davern Zoning Study for the area generally
defined as Shepard Road on the south, Homer Avenue on the east, a north border running from the east.
along West 7"/Highway 5 and then 1 block north of Saint Paul Avenue for the remainder, and a western

border along Edgecumbe Road to West 7""/Hwy 5 and then jogging west to Shepard Road.

THE SHEPARD DAVERN ZONING STUDY PROCESS and DRAFT PROPOSAL

The attached Shepard Davern Zoning Study Timeline highlights the key activities and public engagement
during the process.
e The Shepard Davern Task Force conversations over a year, its priorities, and its resulting draft

plan formed the foundation of these zoning proposals.

e In May, all property owners in the study area were sent a mailing about the zoning study,
indicating whether their parcel was under consideration for rezoning, providing a proposed
zoning map, and inviting them to learn more: at two community meetings in June; on the city’s
website; or by contacting City staff directly.

e The two June meetings were well attended and the zoning study and proposals explained. Staff
received some feedback on the zoning proposals from property owners and members of the
Shepard Davern Task Force.




City staff reviewed the zoning proposals and community feedback and made minor revisions to
arrive at the current draft proposals.

On August 19, City staff met with the Highland District Council Community Development
Committee to discuss the zoning study and received additional input.

The Shepard Davern Zoning Study report is attached for your review. lts key conclusions and
recommendations are:

1. Traditional Neighborhood zoning districts T1, T2 and T3 are appropriate zoning for more
than half of the study area, providing consistency with the neighborhood vision to allow a
mix of residential and commercial uses along West 7" Street, and to some extent south of
West 7™ where a range of residential forms and some office and service uses already exist.

2. The type of traditional neighborhood zening —T1, T2 or T3 — selected for subareas of the
district should be based on future intent for the subarea, the appropriate scale for the
subarea, and the range of uses desired.

3. Proposed rezoning will help bring many non-conforming uses into compliance; few non-
conformities would be created.

4, There are three subareas where the type of future zoning is under active discussion. These
areas, discussed further in the zoning study report attached, are: (1) Sibley Plaza, (2) Two
residential blocks south of W 7" on the eastern end of the study area, and (3) the mixed
residential and office area that is currently zoned office.

5. A summary of parcels proposed for rezoning are shown in the chart below.

Existing Zoning Proposed Zoning # of Parcels

B2 T1 1

B2 T3 22

B2 B2orT3 1

-0S TlorT2 8

RM1 TlorT2 8

RM2 TlorT2 34

RM2 T2 62

RM2 T3 4

RM3 T3 6

VP T3 1

Split zoned parcels Single zoned parcels 6

RECOMMENDATION

Neighborhood Planning Committee recommends that the Planning Commission release the Shepard
Davern Zoning Study and proposed rezonings for public review and set a public hearing date for October
17, 2014.

Staff Contacts
Merritt Clapp-Smith, 651.266.6547 or merritt.clapp-smith@ci.stpaul.mn.us
Michelle Beaulieu, 651.266.6620 or michelIe.beaulieu@ci.stpaul.mn.us
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SHEPARD DAVERN AREA ZONING STUDY

BACKGROUND

The Shepard Davern neighborhood of Highland Park is a vital and high profile community
serving as the southwest gateway to the City of Samt Paul. The area is characterized by a mix of
commercial, office and industrial uses along West 7™ Street, blocks of single-family, multi-
family and senior housing, a handful of religious and community institutions, and is adjacent to
miles of trails and open space amenities of the Mississippi River Valley. The “gateway” portion
of the neighborhood in the southwest underwent significant redevelopment shortly after 2000
when a number of multi-family and senior living building projects replaced blocks of former
smgle family homes.

In 1999, the Saint Paul City Council adopted the Shepard Davern Small Area Plan prepared by
City staff in collaboration with a community task force. The plan addressed future land use,
design guidelines, streetscaping and housing goals, and included the adoption of two overlay
zoning districts — the Shepard Davern Commercial and Shepard Davern Residential Overlay
Districts — which required higher design standards, allowed building heights up to sixty-five (65)
feet, and allowed some retail and residential uses above the underlying zoning.

Shortly after adoption of the Shepard Davern overlay districts, the City of Saint Paul created new
“traditional neighborhood” zoning districts, which included design standards very similar to
those in the Shepard Davern overlays. The availability of these new districts prompted a
recommendation in the District 15 Plan Summary (2007) to replace the Shepard Davern
overlay districts and underlying zoning with T3 traditional neighborhood zoning.

Tradmonal Neighborhood zoning is also consistent with land uses policies for the area in the
Saint Paul Comprehensive Plan, as outlined below.

The Saint Paul Comprehensive Plan (2010) Land Use map that guides future development in the
city designates:

West 7™ corridor through the Shepard Davern area as a “Mixed Use Corridor”
o thoroughfares served by public transit that are appropriate for a mix of uses, including
residential, commercial, retail, office, small scale industry, institutional, and open
space

Sibley Plaza area as a “Neighborhood Center” :
e compact, mixed use areas of higher density housing, as well as shopping, community
amenities, and employment centers ‘

In early 2013, the Planning Commission initiated the Shepard Davern Zoning Study for the area
generally defined as Shepard Road on the south, Homer Avenue on the east, a north border
running from the east along West 7 ®/Highway 5 and then 1 block north of Saint Paul Avenue for
the remainder, and a western border along Edgecumbe Road to West 7% Hwy 5 and then jogging
west to Shepard Road.
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SHEPARD DAVERN AREA ZONING STUDY

SHEPARD DAVERN AREA TODAY

Existing Zoning

The study area and its diverse land uses are within ten (10) zoning districts:

R1 (single-family, large lot) = 2 properties

R3 (single-family, standard lot) = 135 properties
RMI1(multi-family, low density) = 8 properties

RM2 (multi-family, medium density) = 115 properties
RM3 (multi-family, high density) = 7 properties

OS (office and services) = 8 properties

B2 (community business) =25 properties

B3 (general business) = 14 properties

I1 (light industrial) = 14 properties

10 VP (commercial parking) = 1 property

090N O LR W N

Each of these districts and potential changes to them are described in the next section.

A “Current Zoning” map on page 9 shows existing zoning in the study area, followed by a
“Proposed Zoning” map on page 10 which shows potential zoning changes under consideration.

Potential Changes to Zoning

A B2 district is intended to serve the needs of a consumer population larger than that served by
the “local business district,” and is generally characterized by a cluster of establishments
generating large volumes of vehicular and pedestrian traffic.

In the study area, parcels zoned B2 include restaurants, offices, general retail (including
grocery), professional services offices, personal services, and parking.

The Sibley Plaza development on West 7% is the hub of the Shepard-Davern commer01a1
area. The one-story mall was built in 1955 and has over 95,000 square feet of retail,
service and restaurant uses. Paster Enterprises LLC, owner and manager, plans to
redevelop the property with a new mixed retail and residential project in 2015. The
property is currently zoned B2. The owner would like the zoning to remain B2 to support
the type of redevelopment envisioned. The Shepard-Davern Task Force has been
supportive of retaining B2 for the property, if it advances a good redevelopment. City
staff suggest that T3 zoning may be appropriate to guide future development, consistent
with and as proposed for adjacent commercial parcels. Rationales for each zoning option
are noted below.

B2 zoning:

o allows a mixed commercial and residential project, if at least 50% of the first
floor is commercial uses ‘

o allows drive-thrus for retail businesses — the redevelopment proposal may include
a drive-thru use

o allows parking to be located between the main street and the building, similar to
the current conﬁguratwn of the property, which can be a practical solution given
that the property is triangular in. shape and because it promotes parking visibility
and easy access for vehicular customers using West 7% Street access
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SHEPARD DAVERN AREA ZONING STUDY

o allows building height of thirty (30) feet, plus an additional one (1) foot of height
for each one (1) foot of setback from all property line setbacks.
T3 zoning:
o allows a mixed commercial and residential project, with no limits on amount or
~ location of each use
o prohibits drive-thrus
o requires that parking be placed to the side and rear of the main structure; not in
the front next to the main street — the goal of this is to reduce the visual impact of
parking lots and to encourage a development pattern that is more conducive to
walking, biking and transit
o allows building height of fifty five (55) feet, or up to ninety (90) feet with a
Conditional Use Permit if specific standards are met and if the additional height
above seventy five (75) feet is setback in proportion to the additional height
s  Ofthe remaining B2 parcels,.all but one is being considered for rezoning to T3, which
would:
o allow the addition of stand-alone residential uses, in addition to the currently
allowed business, service and office uses .
o tequire higher design standards for new construction
o allow an increase in the maximum height of new structures from the current 30
feet, to 35 feet for single-family and townhomes, to 45 feet for multi-family
housing, and to 55 feet for business or mixed business and residential (under
special conditions and with setbacks, a building may be allowed up to 90 feet)
e  The other B2 parcel, which is on W 7% St. just east of Madison and adjacent to a
residential district, will be evaluated for T1 or T2, to be consistent with potential zoning
for the rest of the block it is on, (more information on page 6).

A B3 district is intended to accommodate businesses more diversified than those in the B1 and
B2 districts along major traffic arteries or adjacent to community business districts.
o  Inthe study area, the fourteen (14) parcels zoned B3 are along W 7™ St. and are used for
a mix of restaurants, offices, retail and distribution uses.
e  Nine (9) B3 parcels clustered together near Alton and Madison, and adjacent to multi-
family housing are being considered with T3 zoning, which would:
o allow the addition of stand-alone residential uses, in addifion to the currently
allowed business, service and office uses
o prevent the addition of certain uses that are allowed in B3 districts, but not in T3,
such as auto repair and sales, bingo halls, pawn shops, green houses and drive-
thrus (existing businesses of these types would be allowed to remain in operation
as “nonconfirming” businesses)
o require higher design standards for new construction
o allow an increase in the maximum height of new structures from 30 feet to 35 feet
for single-family and townhomes, to 45 feet for multi-family housing, and to 55
feet for business or mixed business and residential. Under special conditions and
with setbacks, a building may be allowed up to 90 feet.
e  Five (5) B3 parcels clustered on the north side of W 7% between Wheeler and Davern,
' and adjacent to single-family housing are being considered with T2 zoning, which would:
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SHEPARD DAVERN AREA ZONING STUDY

o allow the addition of stand-alone residential uses, 1n add1t1on to the currently
allowed business, service and office uses :

o prevent the addition of certain uses that are allowed in B3 districts, but not in T3,
such as auto repair and sales, bingo halls, pawn shops, and green houses (existing
businesses of these types would be allowed to remain in operation as
“nonconfirming” businesses); drive-thrus are allowed with conditions

o require higher design standards for new construction :

o allow an increase in the maximum height of new structures from 30 feet to 35 feet
or to 45 feet if special conditions are met

RM1, RM?2 and RM3 districts are intended for low-. medium- and high-density multiple-family
_ residential development and a variety of congregate living arrangements, as well as social,
religious and recreational uses that serve the needs of the multiple-family residential districts.

e RMI zoning exists only in the Brandychase Condo/Coop development area; this area is
proposed for rezoning to T1 or T2, traditional mixed use. Rationales for each zoning
option are noted below.

T1 zoning:
o allow new development to include limited service uses
o require higher design standards for new construction
o retain a similar height maximum of three (3) stories
T2 zoning:

o allow new development to include a wide range of retail and service uses

- o -require higher design standards for new construction
o allow a small increase in the height maximum of three (3) stories under RM1

zoning to 35 feet or to 45 feet if special conditions are met

RM?2 zoning is widespread in the study area, covering 115 parcels with a range of single and
multi-family rental and owner-occupied housing. '

e 15 RM2 parcels are NOT proposed for new zoning -- these are primarily properties
with apartments and a nursing home along St. Paul Avenue and one apartment
complex south of the industrial area on the east

e 62 RM2 parcels are proposed for T2 zoning — this includes a few blocks of primarily

" one- and two-family homes between Shepard Road, Snelling Place and Alton Street,

a few single-family lots along Stewart near the office building, and a couple of
mainly apartment blocks east of Alton between Stewart and Shepard Road, which
would:

o allow new development to include office, service and commercial uses

o require higher design standards

o reduce the maximum height of new structures from current limit of 50 feet to

v 35 feet or to 45 feet is special conditions are met :

e 34 RM2 parcels are pr t[E)osed for T1 or T2, traditional mixed use zoning -- the two
blocks south of West 7" between Rankin and Madison. Rationales for each zoning
option are noted below, o

T1 zoning:

o allow new development to include limited service uses
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SHEPARD DAVERN AREA ZONING STUDY

o require higher design standards for new construction

o reduce the maximum he1ght of new structures from current limit of 50 feet to 35
feet

T2 zoning:
o allow new development to.include a Wlde range of retail and service uses
o require higher design standards for new construction
o reduce the maximum height of new structures from current limit of 50 feet to 35

feet or to 45 feet if special conditions are met

o Four (4) RM2 parcels are proposed for T3 zoning — the Sibley Manor development, a
property along Shepard Road used for auto service and parking, and an apartment
property northwest of Sibley Plaza, which would:

o allow new development to include a wide range of office, service and
commercial uses

o require higher design standards

o change the maximum height of new structures from the current limit of 50 feet
for any residential to 35 feet for single-family and townhomes, to 45 feet for
multi-family housing, and to 55 feet for business or mixed business and
residential. Under special conditions and with setbacks, a bu11d1ng may be
allowed up to 90 feet

RM3 zoning exists on six (6) parcels, 4 of which are developed with multi-family and senior
projects and 2 as single-family lots. All parcels are proposed for rezoning to T3, which
would:
o allow a wide range of new service and business uses to the area, in addition to
housing
o require higher design standards for new construction
o add height limits on new buildings -- 35 feet for single-family and
- townhomes, 45 feet for multi-family housing, and 55 feet for business or
mixed business and residential, or up to 90 feet if special conditions and
setbacks are met; a height limit does not exist in RM3

R1 and R3 one-family residential districts provide for predominantly low- and medium-density,
one-family dwellings along with civic and institutional uses, public services and utilities that
serve the residents in the districts. The two (2) R1 parcels are undeveloped, one owned by the
city along the north side of St. Paul Avenue and a small one owned by and adjacent to Chateau
Care Suites.

o  The 135 R3 parcels comprise the single- famﬂy nelghborhood north of West 7t between

Edgecumbe and Davern.
~e  No changes to zoning are proposed for the R1 and R3 properties.

The I1 district is intended to accommodate wholesale, warehouse and industrial operations
whose external effects are restricted to the area of the district and are not detrimental to
surrounding districts. : 4
o  The fourteen (14) I1-zoned parcels constitute an industrial area on the eastern side of the
the study area.
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SHEPARD DAVERN AREA ZONING STUDY

e - No changes to zoning are proposed for the I1.

The OS district is intended to accommodate various types of office and service uses performing
administrative, professional and personal services and to serve as a transitional use between more
intensive uses of land such as major thoroughfares or commercial districts and the less intensive
uses of land such as one-family residential. o
o The eight (8) OS-zoned parcels are on a half block on both sides of Stewart Avenue,
just west of Rankin between the industrial district and residential districts. The
parcels have a mix of office, parking, and single-family properties. All of the OS-
zoned parcels are being considered for T1 or T2, traditional mixed use zoning.
Rationales for each zoning option are noted below,
T1 zoning: (
o allow residential uses as a conforming use in'area
o continue to allow office and limited service uses
o require higher design standards for new construction
o allow a small increase in the height maximum of new buildings from 30 feet to 35
feet ‘
T2 zoning:
o allow residential uses as a conforming use in area
o . allow a wide range of retail and service uses, in addition to currently allowed
' office and limited service uses
o require higher design standards for new construction
o allow a small increase in the height maximum of new buildings from 30 feet to 35
feet or to 45 feet if special conditions are met

The VP district provides for off-street parking facilities incidental to a principal use.
o  In the study area, the one (1) parcel zoned VP is used as parking behind Krugers at W 7t
and Alton St. , '
o  This parcel is being evaluated for rezoning to T3 (traditional mixed use), to be consistent
with potential zoning for adjacent parcels, which would:
o allow a wide range of uses, instead of being limited to commercial parking
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