
ZONING COMMITTEE STAFF REPORT

1. FILE NAME:  1053 Dale Rezoning FILE #:  21-246-238 
2. APPLICANT:  Io Investments Llc HEARING DATE: April 8, 2021 
3. TYPE OF APPLICATION: Rezoning - Consent
4. LOCATION:  1053 Dale St N, NW corner at Edgar Avenue
5. PIN & LEGAL DESCRIPTION: 262923140007; WARE AND HOSPES ADDITION,TO ST

LOT 7 BLK 1
6. PLANNING DISTRICT: 10 EXISTING ZONING: R4 
7. ZONING CODE REFERENCE: §§ 61.801(b) and (c), 66.421, 66.321, 66.212, 66.313
8. STAFF REPORT DATE:  April 1, 2021 BY:  Josh Williams 
9. DATE RECEIVED:  March 19, 2021 60-DAY DEADLINE FOR ACTION: May 18, 2021

A. PURPOSE:  Rezone from R4 one-family residential to T2 traditional neighborhood.
B. PARCEL SIZE:  Approx. 3,049 sq. ft.
C. EXISTING LAND USE:  Commercial—office (R4)
D. SURROUNDING LAND USE:

North: Single-family residential, multifamily residential, commercial (R4, RM2, B1)
South: Single-family residential, commercial (R4, B3)
East: Single-family residential, multifamily residential (RM2)
West: Single-family residential (R4)

E. ZONING CODE CITATION: §61.801(b) provides for changes to the zoning of property
initiated by the property owner; §61.801(c) describes the petition process, required by Minn.
Stat. 462.357 Subd. 5 for rezoning from a residential district to a commercial district.

F. HISTORY/DISCUSSION:  The building was constructed in 1962 as a commercial structure.
In 1999, a permit was issued for nonconforming use of the building for business and/or
professional offices, and the building has been in continuous commercial use since that
time. Staff did not research use of the structure between the time of construction and the
1999 nonconforming use permit.

G. PARKING: Zoning Code § 63.207 requires a minimum of 1 off-street parking space per 400
sq. ft of floor area for most commercial uses. The requirement for these uses is the same for
both the R4 and T2 districts. Parking requirements for residential uses depend on the type
and size of units.

H. DISTRICT COUNCIL RECOMMENDATION:  The District 10/Como Community Council will
meet to review the application and make a recommendation on April 7, 2021.

I. FINDINGS:
1. The applicant seeks to rezone the subject property from R4 single-family residential to

T2 traditional neighborhood (a mixed-use designation). In conversations preceding the
application, the applicant stated a desire to potentially convert a portion of the subject
property for use as general retail or for residential use. General retail is first allowed in
the B1 local business district. Partial residential use of a property is allowed in the B1
district, provided that more than half the first floor is used for a permitted commercial
use. The T1 traditional neighborhood allows residential use, but does not allow general
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retail. The T2 traditional neighborhood district is the least intense district that allows both 
residential use and general retail.  

2. The proposed zoning is consistent with the way this area has developed. The intent of 
the R4 district is to “provide for an environment of predominantly low-density, one-
family dwellings along with civic and institutional uses, public services and utilities that 
serve the residents in the districts.” The T2 traditional neighborhood is “designed for 
use in existing or potential pedestrian and transit nodes. Its intent is to foster and 
support compact, pedestrian-oriented commercial and residential development that, in 
turn, can support and increase transit usage. It encourages, but does not require, a 
variety of uses and housing types, with careful attention to the amount and placement 
of parking and transitions to adjacent residential neighborhoods”. 

3. Records for the subject property indicate that it was originally constructed in 1962 as a 
commercial building (prior to the adoption of the modern zoning code and the current R4 
zoning), and that it has been used for commercial purposes since at least 1999. The 
property currently has non-conforming status for commercial use as a business and/or 
professional office. 

4. The proposed zoning is consistent with the Comprehensive Plan. Two specific policies of 
the 2040 Comprehensive Plan support the proposed zoning. Policy LU-7 encourages 
“land use and zoning flexibility to respond to social, economic, technological, market and 
environmental changes, conditions and opportunities.” Policy LU-27 says the city should 
“[P]rovide for land use change and rezoning of land adjacent to Mixed-Use areas to 
allow for commercial redevelopment and/or expansion fronting arterial and collector 
streets.” The Como Community Plan (District 10) does not contain policies explicitly 
applicable to the proposed zoning change. 

5. The proposed zoning is compatible with surrounding uses. The subject property is 
located on a block that is currently zoned R4 single-family residential, and otherwise 
occupied by conforming uses, as are the blocks west of the property. Located just to the 
north, along the opposite side of Dale Street, are two multifamily residential buildings 
and a mixed-use building. About 1 block to the south, uses on both sides Dale Street 
transition to commercial as part of the Como/Front/Dale commercial node. The small 
size of the subject parcel places practical limitations on the use of the parcel. 

6. Court rulings have determined that “spot zoning” is illegal in Minnesota.  Minnesota 
courts have stated that this term “applies to zoning changes, typically limited to small 
plots of land, which establish a use classification inconsistent with the surrounding uses 
and create an island of nonconforming use within a larger zoned property.” The 
proposed zoning would not constitute spot zoning. The subject property is located in an 
area of transition from single-family residential zoning to multifamily and 
commercial/mixed-use zoning districts of similar intensity to the subject parcel 

7. The petition for rezoning was found to be sufficient on March 15, 2021: 14 parcels 
eligible; 10 parcels required; 10 parcels signed. 

   
J. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of 

the rezone of 1053 Dale Street North from R4 one-family residential to T2 traditional 
neighborhood. 

 
 



















1

Langer, Samantha (CI-StPaul)

From: luke martinkosky <lkosky@yahoo.com>
Sent: Thursday, April 1, 2021 9:56 PM
To: *CI-StPaul_PED-ZoningCommitteeSecretary
Subject: Rezoning 1053 Dale Street, NW corner at Edgar Avenue

Dear Zoning Committee Secretary, 
 
I would like to voice my support for rezoning the the property at 1053 Dale Street from R4 one-family residential to T2 
traditional neighborhood.  This property is consistent with the intent of the T2 designation, as it is located along two transit 
corridors adjacent to a neighborhood business district. There are also several properties a couple blocks to the north 
zoned T2, included Conny's Creamy Cone, so the rezoning would be consistent with other nearby commercial 
properties.    
 
The current owners have shown they want to be good neighbors by improving the building since purchasing it less than 
two years ago, renovating both the interior and exterior and creating a more visually appealing property in the 
neighborhood.  The rezoning will allow more flexibility in attracting businesses to the building, which has the potential to 
improve the services available in the neighborhood and prevent vacant storefronts from remaining along Dale St. 
 
For these reasons, I believe rezoning the property to T2 traditional neighborhood will be beneficial to the 
neighborhood.  Thank you for your consideration of my testimony. 
 
Sincerely, 
Luke Martinkosky 
1075 Dale St. N. 
Saint Paul 
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Langer, Samantha (CI-StPaul)

From: blconley <blconley@q.com>
Sent: Wednesday, March 31, 2021 1:49 PM
To: Williams, Josh (CI-StPaul); *CI-StPaul_PED-ZoningCommitteeSecretary
Subject: ZF # 21-246-238; 1053 Dale Rezoning to T2

Hello Josh and Zoning Committee, 

As a long-term homeowner on this block, I have concerns about some of the broad range of possible 
uses allowed under the T2 classification.  For that reason I oppose the rezoning of 1053 Dale to T2. 
 
I would like this to be considered as my 'public testimony' for the April 8, 2021 Zoning hearing. Thank 
you. 
 
Regards, 
Betty Conley 
628 Jessamine Avenue West 
Saint Paul, MN 55117-5614 
(651)488-2013 
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FILE #21-246-238  Aerial Map
Application Type: Rezone
Application Date: March 3, 2021
Planning District: 10

 Subject Parcel(s) Outlined in Blue

This document was prepared by the Saint Paul Planning andEconomic Development Department and is intended to be used forreference and illustrative purposes only. This drawing is not a legallyrecorded plan, survey, official tax map or engineering schematic andis not intended to be used as such. Data sources: City of Saint Paul,Ramsey County, Metropolitan Council, State of Minnesota.
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FILE #21-246-238  Existing Land Use
Application Type: Rezone
Application Date: March 3, 2021
Planning District: 10

 Subject Parcel(s) Outlined in Blue

This document was prepared by the Saint Paul Planning andEconomic Development Department and is intended to be used forreference and illustrative purposes only. This drawing is not a legallyrecorded plan, survey, official tax map or engineering schematic andis not intended to be used as such. Data sources: City of Saint Paul,Ramsey County, Metropolitan Council, State of Minnesota.
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RL  One-Family Large Lot
R1  One-Family
R2  One-Family
R3  One-Family
R4  One-Family
RT1  Two-Family
RT2  Townhouse
RM1  Multiple-Family
RM2  Multiple-Family

RM3  Multiple-Family
T1  Traditional Neighborhood
T2  Traditional Neighborhood
T3  Traditional Neighborhood
T3M  T3 with Master Plan
T4  Traditional Neighborhood
T4M  T4 with Master Plan
OS  Office-Service
B1  Local Business
BC  Community Business (converted)

B2  Community Business
B3  General Business
B4  Central Business
B5  Central Business Service
IT  Transitional Industrial
ITM  IT with Master Plan
I1  Light Industrial
I2  General Industrial
I3  Restricted Industrial
F1  River Residential

F2  Residential Low
F3  Residential Mid
F4  Residential High
F5  Business
F6  Gateway
VP  Vehicular Parking
PD  Planned Development
CA  Capitol Area Jurisdiction

FILE #21-246-238  Zoning Map
Application Type: Rezone
Application Date: March 3, 2021
Planning District: 10

 Subject Parcel(s) Outlined in Blue

This document was prepared by the Saint Paul Planning andEconomic Development Department and is intended to be used forreference and illustrative purposes only. This drawing is not a legallyrecorded plan, survey, official tax map or engineering schematic andis not intended to be used as such. Data sources: City of Saint Paul,Ramsey County, Metropolitan Council, State of Minnesota.
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