
ZONING COMMITTEE STAFF REPORT
FILE NAME:  520 Payne Rezoning FILE #:  21-263-450
APPLICANT:  St. Paul HRA HEARING DATE:  June 3, 2021
TYPE OF APPLICATION:  Rezoning
LOCATION:  520 Payne Ave, between Kenny Road and Woodward Avenue
PIN & LEGAL DESCRIPTION: 32.29.22.24.0179; BRUNSONS ADD PART B1&ALL B2-12 VAC ST 

AND ALLEY ACCRUING & EX PART IN RR R/W; LOTS 1, 2, 3 & LOT 4 BLK 7
PLANNING DISTRICT:  5 EXISTING ZONING:  I1
ZONING CODE REFERENCE:  § 6 1.801(b)
STAFF REPORT DATE:  May 27, 2021 BY:  Bill Dermody 
DATE RECEIVED:  May 14, 2021 60-DAY DEADLINE FOR ACTION:  July 13, 2021  

A. PURPOSE:  Rezone from I1 light industrial to T2 traditional neighborhood.
B. PARCEL SIZE:  1.07 acres
C. EXISTING LAND USE:  Vacant land, cellular telephone antenna
D. SURROUNDING LAND USE:  Townhome residential to the north (RM2), Swede Hollow Park to 

the east (RM2), commercial to the south (I1), fire station and commercial to the west (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 1975.  It was home 

to a semi-truck repair facility until it was demolished in 2005.
G. PARKING: The proposed rezoning would permit a range of uses with different parking 

requirements. Zoning Code § 63.207 requires a minimum of 61 off-street parking spaces for the 
proposed mix of residential unit sizes described in the rezoning application.

H. DISTRICT COUNCIL RECOMMENDATION:  The Payne Phalen (District 5) Community Council 
recommends approval.

I. FINDINGS:  
1. The application requests rezoning from I1 light industrial to T2 traditional neighborhood to 

allow for a residential development.  The mostly vacant site’s existing cellular telephone 
antenna is anticipated to remain.

2. The proposed zoning is consistent with the way this area has developed.  T2 is a mixed-use 
zoning district that is consistent with the mix of commercial, institutional, and residential uses 
along Payne Avenue.

3. The proposed zoning is consistent with the Comprehensive Plan. The Comprehensive Plan 
in Map LU-2 2040 Land Use designates the site as part of an Urban Neighborhood and the 
Payne/East 7th Street Neighborhood Node.  The T2 district is designed for use in potential 
pedestrian nodes, such as the Payne/E. 7th node.

4. The proposed zoning is compatible with the residential uses to the north, the commercial 
uses to the south and west, and the mix of uses along Payne Avenue.

5. 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.  It is consistent with surrounding uses and does not create an island 
of nonconformity.

J. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of the 
rezoning from I1 light industrial to T2 traditional neighborhood.







 
567 Payne Avenue, St. Paul MN 55130 www.paynephalen.org 651-774-5234 district5@paynephalen.org  

 

May 26, 2021         VIA EMAIL  
                          
 Zoning Committee of the St. Paul Planning Commission 
c/o Bill Dermody, Senior Planner 
25 West 4th Street, 1400 City Hall Annex 
St. Paul, MN  55102 
 
RE: The Hollows - 520 Payne Avenue - File 21-263-450 
 
Dear Zoning Committee: 
 

I am writing to you on behalf of the Board of Directors of the Payne-Phalen Community 
Council.  Our Board of Directors met in community in our regular online meeting last night 
- Tuesday, May 25, 2021. One of the items on the agenda was the application to rezone the 
property at 520 Payne Avenue from I1 light industrial to T2 traditional neighborhood. The 
Applicant, Johnny Opara with JO Companies attended the meeting and made a presentation 
to the community and our Board.  Mr. Opara gave an overview of his organization and their 
mission.  He explained the proposed project, and he addressed questions from the 
community and our Board.   
 

The Board of Directors of the Payne-Phalen Community Council voted to support the permit 
applications for this project.   
 

Please include this letter of support in the packet of materials for the upcoming public 
hearing.  We are grateful to the Zoning Committee for taking the position of the Payne-
Phalen Community Council into full consideration as you make your decision. Please feel 
free to contact me if you have any questions or require further clarification. 
 

Sincerely, 
 

 
 
Jack Byers, Executive Director 
 

cc.  Johnny Opara, JO Companies, LLC 
 Council Member Jane Prince, Ward 7 

Dan Bayers, Planning and Economic Development Department 
Damian Schaab, Co-Chair, Railroad Island Neighborhood Group  
Don Lorr, Co-Chair, Railroad Island Neighborhood Group  
Robin Rivard, Co-Chair, Railroad Island Neighborhood Group  
Rebecca Nelson, PPCC Board President 
PPCC Board of Directors 

http://www.paynephalen.org/
mailto:district5@paynephalen.org
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