
From: Peggy Reichert
To: Noecker Councilmember
Subject: 695 Grand Avenue Variances
Date: Tuesday, July 13, 2021 6:05:05 PM

Think Before You Click: This email originated outside our organization.

CM Noecker:

On Thursday, July 15, theZoning Committee will consider the CUP and variances for the Dixie’s redevelopment

The staff report and packet was not available for public review until this morning, July 13 after 10 am and yet the
deadline for public comments is Noon tomorrow—July 14.  The public gets 26 hours to respond!
After I shared my concern, the staff said they had Benn busy.  And then said the comment period would be extended
to 4 pm!
So much for encouraging public involvement.

The developer has shown no hardship that would warrant granting a variance for the height or size  limits of the
footprint established by the Overlay District. There is nothing unique about this property.  The fact that it is larger
than a single family lot does not make it unique.  It is also not true that no development has occurred since the
Overlay District was adopted.  The Thai restaurant was built across the street.  Many stores and shops and turned
over, some have even expanded. Peir One is being redeveloped.

The staff report, unfortunately, parrots the developer’s arguments and is replete with false statements and subjective
opinion, not fact.

The project will not be3 consistent with all the policies in the Comprehensive Plan. This project is not in harmony
with the surrounding area.  There is no transition to adjacent residential areas.The project will be totally out of scale
with the surrounding area.

This whole process makes no sense.  Why deny a rezoning out of the overlay district and then grant unwarranted
variances?  That is just totally illogical.

Zoom meetings do not allow for very satisfactory public engagement and the rules further completely thwart
meaningful public discussion: limiting comments to 2 minutes, not allowing neighbors to pool their time and have
one representative speak for all of them, and these deadlines for public input when no staff report has been
available…

This is just shameful, and a sham

As a former employee and Planning Director,  I am truly disheartened at what St Paul has become.

Please get your house in order.

Respectfully,
Peggy Reichert 617 Goodrich

mailto:par8313@gmail.com
mailto:rebeccanoecker@public.govdelivery.com


From: Peggy Reichert
To: Butler, Sonja (CI-StPaul)
Cc: Siegworth, Emma (CI-StPaul); Councilmember Rebecca Noecker
Subject: Proposed rezoning 695 Grand
Date: Tuesday, June 29, 2021 10:47:44 AM
Attachments: St Paul Zoning Committee June 29, 2021 .docx

Think Before You Click: This email originated outside our organization.

Please share my comments with the Zoning Committee

Thank you,
Peggy Reichert
617 Goodrich
St Paul, MN 55102

mailto:par8313@gmail.com
mailto:sonja.butler@ci.stpaul.mn.us
mailto:Emma.Siegworth@ci.stpaul.mn.us
mailto:rebeccanoecker@public.govdelivery.com

June 28, 2021



To:  		City Planning Commission and Zoning Committee

From:  	Peggy Reichert

                        617 Goodrich Avenue

Re: 		Opposition to T3 Rezoning of 695 Grand Avenue



With respect, I must strongly disagree with the findings of the staff report that T3 zoning for this site is consistent with the adopted 2040 Comprehensive Plan.



I am writing from the perspective of  a 48- year resident of Summit Hill, a professional city planner, and former Planning Division Director for Saint Paul PED from 1980-91.  I fully support the redevelopment of Grand Avenue and the addition of more housing.  But this rezoning and the proposed project is totally out of scale and will negatively impact the adjacent area.



The staff report does not adequately consider some of the most critical policies in the Land Use Chapter and Housing Chapters of the 2040 Plan that address redevelopment in a fully developed and historic neighborhood such as Summit Hill.

            

Policy LU-29. Ensure that building massing, height, scale and design transition to those permitted in adjoining districts.



 Policy LU-36. Promote neighborhood serving commercial businesses within Urban Neighborhoods that are compatible with the character and scale of the existing residential development.



Policy H-47. Encourage high-quality urban design for residential development that is sensitive to context, but also allows for innovation and consideration of market needs. 



This site at 695 Grand Avenue is designated as part of a Mixed Use corridor in the 2040 Comprehensive Plan. Not all Mixed Use corridors are the same.  Grand Avenue is a shallow strip of mixed uses, generally one lot deep, wedged between historic Summit Avenue on the north and an historic Urban Neighborhood to the south.  Careful attention to design and compatibility with adjacent residential is critical for this area, as emphasized in these Comprehensive Plan policies. 



This site is proposed for a project that would max out and even exceed T3 zoning by using additional variances and a CUP.  The site is simply not large enough to be developed at this intensity with reasonable transition to the surrounding area.  It is totally out of scale.  The mass coupled with a height of nearly 60’feet with such minimal setbacks to the rear and sides, will simply overwhelm the area.



Grand Avenue has a mix of one-and two-story commercial buildings and two- and three -story residential apartments and condos.  These apartments and condos generally provide the most affordable housing in the neighborhood.  They should be protected and maintained.  



The staff report cites the taller condo at 745 Grand as evidence of compatibility with the surrounding area.  But this condo on the corner of Grand and Grotto is a true anomaly on the Avenue. It detracts rather than contributes to the essential character of the Avenue.  The comparison also fails to note that this condo is generously set back from surrounding development on all sides which lessens to some extent its impact on the adjacent area.  It is surrounded primarily by commercial development and the large House of Hope parking lot to the north on Summit.



A taller, 4 story mixed use project at Grand and Oxford is a better comparison, but this building is not as massive or tall, and is generously set back over 30 feet from the from the alley to the south.  The upper floors are stepped back and the first-floor commercial abuts the sidewalk as appropriate on Grand.  This design is a far better fit for the neighborhood and represents a far better model for redevelopment along Grand.



Furthermore, if the proposed site at 695 Grand is considered in the context of the closely adjacent Urban Neighborhood, T3 zoning is not consistent with these policies. T3 does not promote medium density housing; it allows higher density housing and mixed use, and the allowable height and massing is not compatible with adjacent uses.  



The staff report seems to present all Traditional Neighborhood zoning as the same because the permitted uses are similar.  But the allowable scale is very different from T1 to T2 and T3.  T3 is most appropriate for much larger sites along major transit corridors like the one near University and Lexington.  Or Opportunity Areas like the Ford site.  T3 is not appropriate for the shallow lots fronting Grand Avenue.



The parcel at 695 Grand also does not meet the criteria established in the zoning ordinance for T3 Zoning 



Sec. 66.314. - Intent, T3 traditional neighborhood district

The T3 traditional neighborhood district provides for higher-density pedestrian- and transit-oriented mixed-use development. It is designed for development or redevelopment of land on sites large enough to support:

(a) A mix of uses, including residential, commercial, civic and open space uses in close proximity to one another.

(b) A mix of housing styles, types and sizes to accommodate households of varying sizes, ages and incomes.

(c) A system of interconnected streets and paths that offer multiple routes for motorists, pedestrians and bicyclists, and are connected to existing and future streets;

(d) A system of open space resources and amenities; and incorporation of environmental features into the design of the neighborhood.

The T3 district is also intended for smaller sites in an existing mixed-use neighborhood center where some of the above elements already exist, or in an area identified in the comprehensive plan as a potential "urban village" site. The above elements may be found within the T3 district or adjacent to it; the intent is that all would be present within a reasonable walking distance.

The site at 695 Grand does not meet these criteria. Grand Avenue is NOT a high-density transit corridor.  It is not an existing center. Grand Avenue is not University where there are much larger parcels to redevelop. Grand is a 2 -lane street. with a center turn lane.  St Albans is a narrow, one-way residential street. The site at 695 Grand is a shallow single site.  It is not adjacent to or within a larger area with open space nor is it part of a planned urban village.  It is a single, existing lot wedged into a low to medium density, mixed use street with immediately adjacent lower density 2-3 story residential. T3 zoning is not appropriate.

In Conclusion

Rezoning to T3 and granting additional variances and a conditional use permit for even more height would not be consistent with the City’s adopted 2040 Comprehensive Plan.  Development to T3 higher density housing and mixed use at this site would be totally out of scale with the surrounding area.

I urge the Zoning Committee and Planning Commission to honor ALL the policies of the Comprehensive Plan and the criteria in the Zoning Ordinance, to consider the broader context of this parcel, and to deny this rezoning .

Respectively submitted

Peggy Reichert







From: Peggy Reichert
To: *CI-StPaul_PED-ZoningCommitteeSecretary
Cc: Noecker Councilmember
Subject: 695 Grand Avenue Variances
Date: Wednesday, July 14, 2021 2:32:23 PM
Attachments: 695 Grand-July 14.docx

Think Before You Click: This email originated outside our organization.

Please accept my comments for the public hearing tomorrow on the variances for 695 Grand Ave

Thank you,
Peggy Reichert
617 Goodrich Avenue
St Paul 55102

mailto:par8313@gmail.com
mailto:PED-ZoningCommitteeSecretary@ci.stpaul.mn.us
mailto:rebeccanoecker@public.govdelivery.com

July 14, 2020





Dear Saint Paul Planning Commission and Zoning Committee,



I am writing in OPPOSITION to the requested variances for 695 Grand Avenue.



On July 1, The Zoning Committee denied the rezoning of 695 Grand Avenue out of the East Grand Avenue Overlay Zone.  The rationale stated in the Committee resolution was that this would not be consistent with the Summit Hill/District 16 Neighborhood Plan



Now, you are considering variances that would have the exact same effect as the rezoning that you rejected.  It would allow a project to exceed all the height and scale dimensions established in the overlay zone.



The Summit Hill Plan is still in effect.  Nothing has changed.



It would be illogical and inconsistent for the Zoning Committee to now recommend variances from the East Grand Avenue Overlay Zone.



In effect, there is no difference between rezoning or granting these variances, unless you fear the rezoning would be considered “spot zoning” and subject to legal challenge. Is this why the Summit Hill Association suggested a work around via variances?  It is all quite a mystery to me.



In any event, the applicant has failed to satisfy three key requirements for the variances.



1.The variance is consistent with the Comprehensive Plan



The proposed project is not consistent with the Summit Hill Plan that is still in effect.  The Zoning Committee has already recognized this in its action of July 1 and denied rezoning because the proposed project would violate the height and mass requirements of the called for in that plan.



The proposed project is also not consistent with many 2040 Comprehensive Plan policies that call for compatibility of new development with the surrounding areas, especially historic areas like this, and careful transition between uses.  



2.The variance will not alter the essential character of the surrounding area. 



The proposed building will definitely alter the character of the surrounding area.  It will overwhelm the adjacent properties with its height and mass.  It is totally out of scale with the surrounding area.  The proposed building does NOT provide design features that “break up the scale and mass of the building, reduce the perceived height of the building, and provide transition to the surrounding area” as the staff report suggests.  This is the staff opinion, not a statement of verifiable fact. Hundreds of neighborhood residents perceive otherwise.



There is no on-site loading area provided and the project will negatively impact traffic and parking conditions on Grand, St Albans, and the entire neighborhood.



3. The plight of the landowner is due to circumstances unique to the property not created by the landowner. 



There is nothing unique about this property that causes the landowner’s “plight.”



It is not located on a “prominent” corner and being larger than some other lots should be an asset, affording more options, not fewer, for redevelopment.  



The developer has chosen to propose a project that conflicts with the East Grand Avenue Overlay Zone.  This is TOTALLY the result of his own actions.  The Overlay Zone is not unique to his property.  All of Grand Avenue is subject to the Overlay Zone.  His “plight” is simply a desire for a greater economic return.



· You denied the rezoning.  

· The variances would essentially be a rezoning. 

· There are insufficient grounds for granting these variances,  



I urge you to be consistent and DENY these variances.



Respectfully submitted,



Peggy Reichert

617 Goodrich Avenue

Saint Paul MN 55102

















From: Peggy Reichert
To: *CI-StPaul_PED-ZoningCommitteeSecretary
Cc: Siegworth, Emma (CI-StPaul); Councilmember Rebecca Noecker
Subject: 695 Grand Avenue Rezoning Proposal
Date: Tuesday, June 29, 2021 10:43:44 AM
Attachments: 695 Grand Avenue Rezoning Proposal.msg

Think Before You Click: This email originated outside our organization.
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June 28, 2021





To:  		City Planning Commission and Zoning Committee


From:  	Peggy Reichert


                        617 Goodrich Avenue


Re: 		Opposition to T3 Rezoning of 695 Grand Avenue





With respect, I must strongly disagree with the findings of the staff report that T3 zoning for this site is consistent with the adopted 2040 Comprehensive Plan.





I am writing from the perspective of  a 48- year resident of Summit Hill, a professional city planner, and former Planning Division Director for Saint Paul PED from 1980-91.  I fully support the redevelopment of Grand Avenue and the addition of more housing.  But this rezoning and the proposed project is totally out of scale and will negatively impact the adjacent area.





The staff report does not adequately consider some of the most critical policies in the Land Use Chapter and Housing Chapters of the 2040 Plan that address redevelopment in a fully developed and historic neighborhood such as Summit Hill.


            


Policy LU-29. Ensure that building massing, height, scale and design transition to those permitted in adjoining districts.





 Policy LU-36. Promote neighborhood serving commercial businesses within Urban Neighborhoods that are compatible with the character and scale of the existing residential development.





Policy H-47. Encourage high-quality urban design for residential development that is sensitive to context, but also allows for innovation and consideration of market needs. 





This site at 695 Grand Avenue is designated as part of a Mixed Use corridor in the 2040 Comprehensive Plan. Not all Mixed Use corridors are the same.  Grand Avenue is a shallow strip of mixed uses, generally one lot deep, wedged between historic Summit Avenue on the north and an historic Urban Neighborhood to the south.  Careful attention to design and compatibility with adjacent residential is critical for this area, as emphasized in these Comprehensive Plan policies. 





This site is proposed for a project that would max out and even exceed T3 zoning by using additional variances and a CUP.  The site is simply not large enough to be developed at this intensity with reasonable transition to the surrounding area.  It is totally out of scale.  The mass coupled with a height of nearly 60’feet with such minimal setbacks to the rear and sides, will simply overwhelm the area.





Grand Avenue has a mix of one-and two-story commercial buildings and two- and three -story residential apartments and condos.  These apartments and condos generally provide the most affordable housing in the neighborhood.  They should be protected and maintained.  





The staff report cites the taller condo at 745 Grand as evidence of compatibility with the surrounding area.  But this condo on the corner of Grand and Grotto is a true anomaly on the Avenue. It detracts rather than contributes to the essential character of the Avenue.  The comparison also fails to note that this condo is generously set back from surrounding development on all sides which lessens to some extent its impact on the adjacent area.  It is surrounded primarily by commercial development and the large House of Hope parking lot to the north on Summit.





A taller, 4 story mixed use project at Grand and Oxford is a better comparison, but this building is not as massive or tall, and is generously set back over 30 feet from the from the alley to the south.  The upper floors are stepped back and the first-floor commercial abuts the sidewalk as appropriate on Grand.  This design is a far better fit for the neighborhood and represents a far better model for redevelopment along Grand.





Furthermore, if the proposed site at 695 Grand is considered in the context of the closely adjacent Urban Neighborhood, T3 zoning is not consistent with these policies. T3 does not promote medium density housing; it allows higher density housing and mixed use, and the allowable height and massing is not compatible with adjacent uses.  





The staff report seems to present all Traditional Neighborhood zoning as the same because the permitted uses are similar.  But the allowable scale is very different from T1 to T2 and T3.  T3 is most appropriate for much larger sites along major transit corridors like the one near University and Lexington.  Or Opportunity Areas like the Ford site.  T3 is not appropriate for the shallow lots fronting Grand Avenue.





The parcel at 695 Grand also does not meet the criteria established in the zoning ordinance for T3 Zoning 





Sec. 66.314. - Intent, T3 traditional neighborhood district


The T3 traditional neighborhood district provides for higher-density pedestrian- and transit-oriented mixed-use development. It is designed for development or redevelopment of land on sites large enough to support:


(a) A mix of uses, including residential, commercial, civic and open space uses in close proximity to one another.


(b) A mix of housing styles, types and sizes to accommodate households of varying sizes, ages and incomes.


(c) A system of interconnected streets and paths that offer multiple routes for motorists, pedestrians and bicyclists, and are connected to existing and future streets;


(d) A system of open space resources and amenities; and incorporation of environmental features into the design of the neighborhood.


The T3 district is also intended for smaller sites in an existing mixed-use neighborhood center where some of the above elements already exist, or in an area identified in the comprehensive plan as a potential "urban village" site. The above elements may be found within the T3 district or adjacent to it; the intent is that all would be present within a reasonable walking distance.


The site at 695 Grand does not meet these criteria. Grand Avenue is NOT a high-density transit corridor.  It is not an existing center. Grand Avenue is not University where there are much larger parcels to redevelop. Grand is a 2 -lane street. with a center turn lane.  St Albans is a narrow, one-way residential street. The site at 695 Grand is a shallow single site.  It is not adjacent to or within a larger area with open space nor is it part of a planned urban village.  It is a single, existing lot wedged into a low to medium density, mixed use street with immediately adjacent lower density 2-3 story residential. T3 zoning is not appropriate.


In Conclusion


Rezoning to T3 and granting additional variances and a conditional use permit for even more height would not be consistent with the City’s adopted 2040 Comprehensive Plan.  Development to T3 higher density housing and mixed use at this site would be totally out of scale with the surrounding area.


I urge the Zoning Committee and Planning Commission to honor ALL the policies of the Comprehensive Plan and the criteria in the Zoning Ordinance, to consider the broader context of this parcel, and to deny this rezoning .


Respectively submitted


Peggy Reichert
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