
ZONING COMMITTEE STAFF REPORT
FILE NAME:  554 Broadway Rezoning FILE #:   21-241-868
APPLICANT:  L & N Black Properties LLC HEARING DATE:  March 25, 2021
TYPE OF APPLICATION:  Rezoning
LOCATION:  554 Broadway St, between Spruce Street and Balsam Street
PIN & LEGAL DESCRIPTION:  31.29.22.41.0032; Block 3, Kittson’s Addition
PLANNING DISTRICT: 4 EXISTING ZONING: I1
ZONING CODE REFERENCE: §61.801(b)
STAFF REPORT DATE:  March 18, 2021 BY:  Bill Dermody 
DATE RECEIVED:  March 3, 2021 60-DAY DEADLINE FOR ACTION: May 2, 2021 

A. PURPOSE:  Rezone from I1 light industrial to B5 central business-service district.
B. PARCEL SIZE:  1.2 acres
C. EXISTING LAND USE:  Office/warehouse
D. SURROUNDING LAND USE:  Transportation (I-35E) to the west (I1), medical office to the north 

(I1), office/warehouse to the east (I1), and surface parking lot to the south (I1).
E. ZONING CODE CITATION:  § 61.801(b) provides for changes to the zoning of property initiated by 

the property owner.
F. HISTORY/DISCUSSION:  The site has been zoned I1 light industrial since the 1975 citywide 

rezoning.
G. PARKING:  Zoning Code § 63.201 exempts the B5 central business-service district from off-street 

parking requirements.
H. DISTRICT COUNCIL RECOMMENDATION:  As of this writing, the Dayton’s Bluff (District 4) 

Community Council has not provided a recommendation. 
I. FINDINGS:  

1. The application requests rezoning from I1 light industrial to B5 central business-service district.  
The rezoning would permit a range of uses; the property owner intends to pursue a multi-family 
residential development.

2. The proposed zoning is consistent with the way this area has developed and the surrounding 
uses.  The B5 central business-service district permits a range of uses in proximity to the 
central business district, including wholesaling and certain manufacturing, that are compatible 
with the surrounding office/warehouse, medical office, and parking uses.  The proximity to 
other B5 zoning across the two highways to the west also makes this zoning district 
appropriate.  Notably, there is also a residential property (zoned B5) three blocks south, on the 
same side of I-35E as the subject site.

3. The proposed zoning is consistent with the Comprehensive Plan, which in Map LU-2 2040 
Land Use designates the site as part of a Mixed Use area, along with everything south of 
Grove Street in this vicinity.  The proposed B5 zoning permits a mix of uses such as envisioned 
by the Comprehensive Plan’s future land use designation.

4. 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 does not constitute 
“spot zoning” because the uses permitted in the B5 district are not inconsistent with the 
surrounding uses.

J. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of the 
rezoning from I1 light industrial to B5 central business-service district.
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Building - SF - 6 STORIES / 70 FT

Building - Information       175,864 SF

Parking         54,775 SF
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Garage                      40,669 SF
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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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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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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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