November 19, 2020

CONDITIONAL USE PERMIT FOR HEIGHT

RE: The following are the findings under Article V. 61.500 for the Conditional Use Permit for Height for
the proposed James Avenue Development project:
The height limit in the RM2 district is 50 feet and allows 5 stories. The proposed height of the project is 69 feet and six
inches to the top of the roof deck. The proposed height meets the following criteria for a Conditional Use Permit.
The extent, location and intensity of the use will be in substantial compliance with the Saint Paul
Comprehensive Plan and any applicable subarea plans which were approved by city council.
The proposed building height will allow for redevelopment of the site with the type of high-density housing that is called
for in Mixed-Use Corridor areas.








Policy 1.21 of the 2030 Comprehensive Plan seeks to balance the following objectives for Mixed-Use
Corridors through the density and scale of development: accommodating growth, supporting transit
use and walking, providing a range of housing types, and providing housing at densities that support
transit.
Policy 1.25 promotes the development of more intensive housing on Mixed-Use Corridors where
supported by zoning that permits mixed-use and multifamily residential development.
Policy 1.26 permit residential development in Mixed-Use Corridors at densities contemplated in Policy
1.2.
Policy 1.27 encourages provision of connections by bicycle and pedestrian facilities in Mixed-Use
Corridors to adjacent areas.
Policy 1.28 promotes conditions that support those who live and work along Mixed-Use Corridors,
including frequent transit service, vibrant business districts, and a range of housing choices.

The proposed density of 150 du/acre hits the goal of the general density guidance for Mixed-Use Corridors of 30 – 150
du/acre. The density and scale of the project will provide a range of housing types and support transit use of bus routes
on nearby Randolph Avenue going east towards Downtown Saint Paul and west Snelling Avenue and the A Line, as well as
transit lines on Lexington Avenue towards University Avenue and the Light-rail Green Line. The project will include
construction of public sidewalk along Lexington Avenue that does not currently exist, which will promote further
extension of pedestrian facilities in the area.

The use will provide adequate ingress and egress to minimize traffic congestion in the public streets.
The proposed project will offer sufficient ways of ingress and egress from the building. There will be two different garage
levels that will have different access points: P1 garage entry would be from James Avenue and will have forty parking
spaces, the entrance to the P2 garage level which will have approximately forty three parking spaces, would be from the
alley way. There are two ways the access to the alley; one from Lexington Avenue and the other from James Avenue. The
rear twenty-five-foot setback allows seventeen additional parking spaces along the south side of the building.
The use will not be detrimental to the existing character of the development in the immediate
neighborhood or endanger the public health, safety and general welfare.
The general purposes of height limits are to maintain access to light and air for surrounding properties, to preserve
important views and to mitigate shadowing – particularly of residential properties and significant public spaces. Since
this site borders with only three buildings on the north side of it, and since the distance between the building exceeds 105
feet, shading would be minimal and mostly caused by trees existing on the properties, and the proposed project will not
be detrimental to adjacent development or endanger the public health, safety and general welfare.
The use will not impede the normal and orderly development and improvement of the surrounding
property for uses permitted in the district.
The added height to sixty-nine feet and six inches (69’-6”) will not impede on any development or improvements to
surrounding properties. There are no buildings to the east and to the south of the proposed building and all neighbors to
the north are no less than 105 feet away and neighbors to the west are 90 feet away. The added height will not impede
the adjacent property from adding solar to the roof.
The use shall, in all other, conform to the applicable regulations of the district in which it is located.
The added height in all other aspects will conform to the regulations of the district. A previous version of the project was
introduced to the Southside District Council prior to rezoning and will be presented again by the end of the month of
November or beginning of December, upon the district council’s request.

