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City Council Appeal of Determination of Similar Use for 560 Randolph Avenue ~#24-102442

more substantive and thoughtful discussion. The process left many with the impression that
community voices were sidelined rather than meaningfully considered.

On February 24, 2025, the Federation discovered that the meeting packet provided to
Commissioners was incomplete—omitting 19 written testimonies from community members as
well as the Federation’s opening statement to the Zoning Committee. These missing documents
contained key rebuttals to inaccuracies in the city staff report, meaning Commissioners lacked
crucial context when making their decision. On February 25, 2025, a planning department staff
member acknowledged via phone call that this was a “staff error” that “shouid not have
happened.” This is not just a clerical mistake; it undermines the very process meant to ensure
fair and open governance.

In addition, pages 52-54 of the Planning Commission packet contain three maps with varying
degrees of misinformation and disinformation. Oddly, the maps are also included after the
(partial) written testimony from West 7th community members and appear disconnected from
the staff materials, which are found on pages 17-25 and 36-39. All three maps contain a
heading that says “Application of West 7th/Fort Road Fed” then a label for what type of map it is.
The West 7th/Fort Road Federation did not submit these maps which are inaccurate and
inappropriately scaled. It is unclear why these maps were labeled this way and also included at
the end of the document, rather than connected to the city staff documents.

Page 52 contains a zoning map of 560 Randolph (Figure 1, below) and its highly limited
surroundings. Because the image is zoomed in so far, a reader only sees the sites immediately
across the street, which are zoned Transitional Industrial and Traditional Neighborhood. If this
map was scaled slightly larger, one would also see that immediately east of the site, less than
550 feet away, is a residential area. The site is surrounded by residential and commercial use,
and the river corridor. The scale of this map misleads viewers to conclude the entire character of
the area is industrial.
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across the Twin Cities metro area. While the company requires 30-36 trucks to fulfill its current
contract with the City of Saint Paul, the General Manager of FCC indicated in a public meeting
on December 4, 2024 that its 4.27-acre facility on Randolph Avenue could comfortably
accommodate up to 80 trucks. Additionally, a company representative stated in a meeting with
the Federation on January 9, 2025 that FCC would consider purchasing surrounding parcels if
expansion was possible. FCC's aspirations are not mere neighborhood speculation. Dan Brazil,
CEO of FCC’s Texas-based American subsidiary stated in March 2024 in an industry publication
called ‘Waste Dive’: “This will really expand our Midwest presence. That was always our goal
from winning the Omaha contract. There’s a lot of other municipal targets around the Twin Cities
area that we’ll definitely be considering.”

Public works facilities are designed to serve a municipality’s direct needs and remain scaled
accordingly. Private enterprises, by contrast, are structured for growth and profitability, which
often leads to increased operational scope, vehicle traffic, and infrastructure impact beyond the
scale of a municipal facility. This distinction is relevant to zoning considerations, as public works
facilities are associated with essential government services and given greater flexibility in the
zoning code, while private logistics hubs such as FCC's introduce commercial expansion
dynamics that exceed the intended scope of the zoning classification. FCC has been very
transparent about their goals for expansion. This would not be the case if the proposed use was
truly similar to a municipal public works yard.

The 1 light industrial district is intended to accommodate wholesale, warehouse, and
industrial operations whose external physical effects are restricted to the area of the
district and in no manner affect surrounding districts in a detrimental way. The |1 district
is intended to permit, along with other specified uses, the manufacturing, compounding,
processing, packaging, assembly, or treatment of finished or semifinished products from
previously prepared material. The proposed FCC operation does not align with these
parameters, as it involves a high volume of heavy truck traffic, compressed natural gas fueling,
and maintenance activities that extend well beyond the district boundaries. Given that the
surrounding areas are zoned T2 and T3 Traditional Neighborhood, the external impacts of the
FCC facility—including noise, poliution, and safety concerns—directly contradict the intent of the
11 zoning designation. Even if FCC keeps its operations limited to 36 trash trucks, our
community will see a minimum of 150 vehicle trips per day coming and going from the site (40
or more personal vehicles of the FCC staff and drivers entering and leaving the site each day,
plus 36 heavy trash trash trucks departing from and returning to the site every work day). A
public works yard such as St. Paul's Dale Street site may see similar heavy traffic volumes only
in correspondence with infrequent events such as snow emergencies. With FCC in our
community, we will experience a snow emergency-like volume of truck traffic 5-6 days a week,
year round.

Unlike the Dale Street Public Works Yard, FCC proposes to construct a compressed natural gas
(CNG) fueling station to power its fleet. This introduces additional risks and environmental
concerns that further underscore the incompatibility of the proposed FCC facility with the 11
zoning district. CNG stations require high-pressure storage and dispensing systems, which
increase the risk of gas leaks and potential fire hazards, particularly in densely populated or

West 7th/Fort Road Federation 9 of 25



City Council Appeal of Determination of Similar Use for 560 Ra ndolph Avenue —#24-102442

mixed-use areas. While CNG is often touted as a cleaner alternative to diesel, it still produces
methane emissions (a potent greenhouse gas that contributes to climate change), volatile
organic compounds, nitrogen oxides, and particulate matter. Additionally, CNG fueling
operations generate noise from high-powered compressors and refueling activities, adding to
the already significant disturbances caused by heavy truck traffic. Studies have also shown that
emissions from CNG vehicles, while lower in particulate matter, still contribute to air quality
degradation due to nitrogen oxides (NOx) and other poliutants. The presence of a CNG station
in close proximity to residential and pedestrian-focused areas increases safety risks and
environmental burdens, further highlighting the inappropriateness of this facility within an 11 light
industrial zone.

The scale and intensity of FCC’s operations, including the CNG fueling component, far exceed
the intended scope of 11 zoning and introduce detrimental external effects that directly impact
the surrounding community. Public works facilities prioritize municipal service delivery with
limited external impact, whereas FCC's private waste-hauling operations would generate
industrial-scale disturbances five to six days a week in a transit-oriented, mixed-use
neighborhood adjacent to the Mississippi River corridor. Given these factors, the proposed use
is not sufficiently similar in character to permitted public works or maintenance yard uses and
does not meet the criteria for a Determination of Similar Use.

Determination of Similar Use Condition 2.) The traffic generated by such use is like one
(1) or more of the principal uses permitted

The city’s assertion that the proposed facility’s traffic patterns resemble historical use is
inaccurate. While the site previously housed a tow yard with 4-6 intermittently operated tow
trucks, FCC proposes a fleet of 36 to 80 garbage trucks operating daily. This drastic increase in
truck volume will create excessive congestion, noise, and wear on local streets, far exceeding
what is typical of 11 zoning and what the site previously supported.

While the location near Shepard Road and West 7th Street may be convenient for FCC's
operations, it is not an equitable placement for the surrounding community. The area is already
burdened by high-speed vehicle throughways designed to move suburban commuters, freight
traffic, and airport travelers through the neighborhood as quickly as possible. Interstate 35E, the
four-lane divided Shepard Road, and West 7th Street (Highway 5) have historically prioritized
vehicular traffic over local accessibility, limiting safe mobility options for residents. Adding
high-volume industrial truck traffic to this already overburdened corridor exacerbates existing
inequities and contradicts the city's long-term vision for balanced, multimodal transportation.

Moreover, Randolph Avenue—the primary access route for FCC's facility—is a county-owned
road, meaning the City of Saint Paul does not have direct control over its investment and
improvements. Unlike city-controlled streets, which can be adapted to support muitimodal
transportation priorities, Randolph’s maintenance, upgrades, and redesigns are subject to
Ramsey County’s jurisdiction. This severely limits the city’s ability to implement traffic calming
measures, pedestrian improvements, or dedicated bike infrastructure that could mitigate the
impacts of increased truck traffic beyond the bare minimum required through site plan review.
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Without local control over the roadway, residents and businesses in the area will bear the
burden of the increased industrial traffic without the necessary infrastructure improvements to
offset its effects.

Furthermore, the 2040 Comprehensive Plan prioritizes pedestrian-friendly design and
transit-supportive density in Neighborhood Nodes like Randolph-W. 7th/Schmidt (Policy LU-30).
The Saint Paul Pedestrian Plan (Pg. 68) identifies this area as a priority for walking investments,
and the Saint Paul Bike Plan (Pg. 9) proposes dedicated bike paths along Randolph Avenue.
Introducing dozens of heavy trucks making multiple daily tripé into this area creates new safety
hazards for pedestrians and cyclists, directly undermining the city’s transportation goals and
neighborhood connectivity efforts.

This development does not merely continue a historic use—it represents a dramatic
intensification of industrial traffic in an area that should be transitioning toward a safer, more
accessible, and more equitable urban environment.

Determination of Similar Use Condition 3.) The use is not first permitted in a less
restrictive zoning district

The operations of FCC's facility are more appropriately situated within an 12-General Industrial
zoning district, rather than in an 11-Light Industrial district. While the 11 district allows for certain
industrial activities, FCC'’s proposed facility exceeds the scope of operations permissible within
this zone. The scale and intensity of their activities go beyond the established limits of the 11
district, suggesting that the facility's operations would be better suited in the 12 district, which
accommodates heavier and more expansive industrial uses.

Furthermore, the proposed FCC facility does not meet the standards for initial approval within a
zoning district, such as 1. The nature of the operations extends beyond the typical scope
intended for 11, which is designed for lighter industrial activities with fewer impacts on
surrounding neighborhoods/districts. By placing this facility within 12, a district designed to
handle operations of this magnitude, it ensures that the activities are aligned with zoning
regulations intended for such uses.

This argument is further reinforced by zoning practices in other jurisdictions. In Minneapolis, for
example, “waste hauler” is an explicitly defined land use that requires a conditional use permit
in 12 General Industrial and I3 Heavy Industrial zones. This suggests a broader recognition of
the potential neighborhood impacts associated with waste-hauling operations. Unlike
Minneapolis, the City of Saint Paul has not designated waste hauling as a distinct use within its
zoning code, which raises concerns about whether the current determination appropriately
accounts for the facility’s full impact on the surrounding area.

In essence, the current location in the 11 district does not align with the scale of FCC's
operations. Instead, the 12 district would provide a more fitting framework to mitigate potential
impacts on the surrounding area, ensuring that zoning laws are adhered to in a way that
balances industrial needs with the well-being of the community.
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Determination of Similar Use Condition 4.)The use is consistent with the Comprehensive
Plan.

We have been consistently informed by city staff, attorneys, and members of the Planning
Commission that “the Comprehensive Plan trumps all.” On this point, we agree. The 2040
Comprehensive Plan, along with its formally adopted addenda—such as the Great River
Passage Plan and the Mississippi River Corridor Plan—establishes a clear policy direction that
conflicts with the development of an industrial trash truck facility at this critical neighborhood
node.

However, the claim that “the Comprehensive Plan trumps all” is often used to justify prioritizing a
single section of one map in the plan’s appendix over the numerous conflicting policies and
formally adopted addenda that specifically guide the future of this site. This narrow interpretation
fails to account for the broader intent of the Comprehensive Plan—to provide a cohesive and
balanced vision for land use across the city. Relying solely on the future land use map while
disregarding the plan’s established policies results in an incomplete and misleading application
of the city’s long-term goals. Using this single map as the definitive ruling shuts down
meaningful discussion about the broader objectives of the Comprehensive Plan; and it has been
used that way throughout this process.

This approach also ignores several key contradictions within the 2040 Comprehensive Plan
itself, as well as the addenda to the plan (most notably the Great River Passage Plan and
Mississippi River Corridor Plan, but also the Fort Road Development Plan and the
Brewery/Ran-View Plan). These addenda, while acknowledging the potential for industrial use
"for some time," specifically foresee residential development as a long-term use for this site. In
fact, as Bill Dermody, Planning Manager, noted in his February 7, 2025 memo to Farhan Omar,
the plans—including the Brewery/Ran-View Plan and the Great River Passage Master
Plan—identify this location for eventual residential use, contingent on site cleanup and
redevelopment. As Dermody states, “The four Comprehensive Plan addenda that address this
site’s future land use foresee residential as a possible long-term use,” and the Great River
Passage Master Plan and Brewery/Ran-View Plan explicitly acknowledge that industrial uses
are slated to continue temporarily.

While industrial uses may continue for some time, allowing FCC'’s operations on this site will
further entrench the property’s industrial character, making it more difficult, if not impossible, to
transition the site or surrounding parcels to the mixed-use or residential purposes envisioned in
the city’s long-term plans. These plans, authored in partnership with the community, represent a
consensus of multiple city-adopted strategies and reflect a clear preference for future residential
or mixed-use development that aligns with the broader vision for neighborhood connectivity,
environmental quality, and pedestrian-friendly spaces. By allowing industrial operations to
persist without addressing these forward-looking policies, the city would undermine its own
stated goals for the site and delay or complicate future efforts to transition this critical property
into the vibrant, sustainable neighborhood the city and community envisions.

Policy LU-46 of the Saint Paul 2040 Comprehensive Plan states:
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“Retain and protect current industrial land from conversions to residential or institutional
uses unless guided otherwise in a City of Saint Paul adopted plan.”

While Policy LU-46 advocates for retaining industrial land, the site in question is explicitly guided
toward alternative uses by several city-adopted plans. These plans, which are still in effect,
consistently identify 560 Randolph Avenue as a critical site for redevelopment with mixed-use
housing or river-oriented projects that enhance public access and neighborhood connectivity.

¢ The Great River Passage Plan (2013) explicitly designates 560 Randolph Avenue as a
key river oriented redevelopment site, emphasizing its role in reconnecting the West 7th
corridor to the Mississippi River. The plan outlines a vision for transforming former
industrial areas along the river into vibrant, mixed-use spaces that enhance public
access, neighborhood livability, and environmental stewardship. Specifically, the plan
prioritizes integrating green infrastructure, improving roadway aesthetics, and fostering
development that maximizes proximity to the river while maintaining public access. It
further identifies this site as critical to the Island Station redevelopment area, reinforcing
the importance of pedestrian-friendly design and river-oriented land use.

¢ The Mississippi River Corridor Plan (2002) identifies the site as part of a broader
vision for urban redevelopment, emphasizing river access and connections to the
surrounding neighborhood.

¢ The Fort Road Development Plan (2005) supports rezoning of this site and prioritizes
this location for creating public green spaces and integrating pedestrian-friendly ‘
streetscapes along Randolph Avenue.

¢ The District 9 Small Area Plan supports rezoning this site to better reflect changing
land use patterns.

While the site remains zoned industrial today, multiple city-adopted plans—including the Great
River Passage Plan, Mississippi River Corridor Plan, Fort Road Development Plan, and
Brewery/Ran-View Plan—clearly envision its transition to mixed-use and residential
development.

The failure to formally rezone the site does not indicate that industrial use remains appropriate,
but rather that city processes have not yet caught up with the city’s own long-term vision. Delays
in rezoning may have resulted from competing priorities, staffing constraints, or administrative
processes, but these factors do not override the planning documents that explicitly guide this
site’s future use. The continued industrial zoning of 560 Randolph Avenue is an oversight—one
that must be corrected to align with adopted policies. If the city is committed to implementing its
long-term planning vision, this site should be rezoned accordingly to prevent an incompatible
industrial use from undermining decades of strategic planning and community engagement.

Even the staff report prepared for the Zoning Committee acknowledges that the Great River
Passage Plan envisions redevelopment of this site “as opportunities arise™—which is exactly
what we are arguing for today. These plans are not “de-certified” or of lesser importance than
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what is written in the current plan. They remain formally adopted addenda to the 2040
Comprehensive Plan and continue to hold full policy weight.
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Furthermore, numerous other policies within the 2040 Comprehensive Plan—spanning Land
Use, Transportation, Housing, and the Parks, Recreation, and Open Spaces
chapters—reinforce the incompatibility of the proposed facility with the city’s long-term vision.
While these policies may not reference this site explicitly, they collectively establish a framework
that prioritizes pedestrian-friendly, mixed-use redevelopment and environmental
stewardship—principles that stand in direct contrast to the proposed industrial use.

e Land Use Policy LU-1: Encourage transit-supportive density and direct the
majority of growth to areas with the highest existing or planned transit capacity.

e Land Use Policy LU-2: Pursue redevelopment of Opportunity Sites (generally
sites larger than one acre) as higher-density mixed-use development or
employment centers.

e Land Use Policy LU-4. Invest in measures that minimize displacement in
neighborhoods where the proximity to high-frequency transit has increased
redevelopment pressure and/or housing costs.

560 Randolph Avenue, located within the Randolph-W. 7th/Schmidt Neighborhood Node, is a
4.27-acre site that aligns with multiple key land use policies in the 2040 Comprehensive Plan.
Land Use Policy LU-1 encourages transit-supportive density and directs growth to areas with
high existing or planned transit capacity. This site, with its proximity to a vibrant community
node, transit access, parkways, and a river valley view, is ideal for residential development, not
industrial use. Land Use Policy LU-2 prioritizes the redevelopment of sites over one acre for
higher-density mixed-use development or employment centers, making 560 Randolph an
optimal candidate for such transformation. Additionally, Land Use Policy LU-4 calls for .
minimizing displacement in neighborhoods experiencing redevelopment pressure and rising
housing costs. As West 7th is set to benefit from planned transit investments, this site presents
a prime opportunity to build new housing, particularly multi-family and mixed-use development,
which the community supports. Instead of contributing to displacement through the demolition of
historic working-class and immigrant-built homes, the city should focus on redeveloping
underutilized properties like 560 Randolph, ensuring alignment with transit-oriented growth and
community stability.
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(c) Cluster neighborhood amenities to create a vibrant critical mass.
(d) Improve access to jobs by prioritizing development with high job density.

This site serves as a gateway to West 7th’s historic and evolving commercial corridor, making its
use especially important in shaping the neighborhood'’s future. Placing an industrial truck yard
here directly contradicts the city's stated goals for neighborhood development. A trash truck
dispatching facility is not a community amenity—it is a significant detractor from residents'
quality of life.

Using valuable land within a designated Neighborhood Node to store and refuel trash trucks is a
missed opportunity for higher-density housing and mixed-use development at a key transit hub.
The 2040 Comprehensive Plan pricritizes walkable, pedestrian-friendly urban design,
particularly in Neighborhood Nodes like Randolph-W. 7th/Schmidt, where accessibility, safety,
and connectivity between homes, businesses, and transit are essential. However, the FCC
facility would introduce high-volume industrial traffic, increasing safety hazards, noise, and air
pollution, making the area less safe and less accessible for pedestrians and cyclists. Instead of
fostering a vibrant, walkable district, this development would undermine the city’s investments in
pedestrian infrastructure and transit accessibility, limiting the area’s long-term potential.

e Land Use Policy LU-31. Invest in Neighborhood Nodes to achieve development
that enables people to meet their daily needs within walking distance and
improves equitable access to amenities, retail and services.

e Land Use Policy LU-32. Establish or enhance open space close to Neighborhood
Nodes, such as public parks, publicly-accessible private open spaces, and
school playgrounds.

e Land Use Policy LU-33. Promote amenities that support those who live and work
in Neighborhood Nodes, including frequent transit service, vibrant business
districts, a range of housing choices, and neighborhood-scale civic and
institutional uses such as schools, libraries and recreation facilities.

The proposed industrial trash truck facility at 560 Randolph Avenue directly contradicts key
principles outlined in the 2040 Comprehensive Plan. Land Use Policy LU-31 calls for
investments in Neighborhood Nodes that provide equitable access to amenities, retail, and
services, yet this development fails to offer any of these benefits, burdening the West 7th
neighborhood without contributing to its vibrancy. Similarly, Land Use Policy LU-32 promotes
enhancing open space near Neighborhood Nodes, but this facility will only detract from nearby
parkland, making access to the river and surrounding green spaces more difficult and
dangerous. Furthermore, Land Use Policy LU-33 encourages amenities that support residents
and workers, such as transit service, vibrant business districts, and diverse housing options,
none of which this facility provides. Instead of contributing to the neighborhood’'s growth and
well-being, this development undermines existing resources and opportunities for revitalization
in the area.
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Parks and Recreation Policy 44 emphasizes the importance of supporting facility improvements
that better connect neighborhoods to the Mississippi River. However, locating a trash truck
facility along one of the neighborhood’s only access points to the river directly contradicts this
policy. Rather than improving connectivity, this facility would exacerbate the existing disconnect
between our neighborhood and the river, blocking access, disrupting the natural landscape, and
hindering the community's ability to engage with this vital resource. The proposed development
undermines the intent of this policy, which aims to strengthen ties between the neighborhood
and the river, not further isolate them.

White no single development can align perfectly with every policy in the 2040 Comprehensive
Plan, the weight of the policies and adopted plans overwhelmingly support granting this appeal.
The determination that FCC'’s proposed use is consistent with the Comprehensive Plan is based
on a narrow interpretation that prioritizes one section of the Future Land Use Map while
disregarding numerous conflicting policies, other maps, and formally adopted addenda. The
Great River Passage Plan, Mississippi River Corridor Pian, and Fort Road Development Plan
provide clear, forward-looking guidance that envisions this site transitioning to mixed-use or
residential development. By approving FCC'’s industrial facility, the city would not only entrench
the existing industrial character of the site but also actively obstruct the realization of its own
long-term planning goals. The City Council has an opportunity to correct this misalignment,
uphold the integrity of the Comprehensive Plan as a whole, and ensure that land use decisions
reflect the broader vision for sustainable, transit-oriented, and pedestrian-friendly development
at this critical neighborhood node.

Social and environmental equity

The Carter Administration claims to lead “with an unapologetic equity agenda.” If that
commitment were fully realized, we would not be arguing this appeal today. True equity would
have been considered at every stage of the city's decision-making process, including the
development of the trash collection request for proposals. Had equity been a guiding principle,
the placement of this trash truck facility in the West 7th neighborhood would never have been
considered.

West 7th, with its unique geography and history as a working-class immigrant enclave, has been
disproportionately impacted by harmful infrastructure decisions, systemic disinvestment, and
environmental burdens. In the 1940’s the entire district was red-lined. The Hudson Maps labeled
most of our area a Class D6 and D7 neighborhood, which meant it was so undesirable at the
time it was classified as “hazardous.” These maps were used to classify mortgage iending risk
and helped usher in decades of disinvestment and blighted properties. In the 1950s, George
Shepard, Chief Engineer for the Saint Paul Department of Public Works, further harmed West
7th neighborhoods to build a four lane, divided urban highway along our river’s bluffs. This
project cut off resident access to the Mississippi River, destroyed Fountain Cave, and reinforced
the trend of prioritizing commuter traffic over neighborhood well-being. In the 1970's, a
significant part of our community was destroyed when MnDOT forced Interstate 35E through our
community. Through the construction of 35E, one-third of the housing stock in West 7th was
demolished. Hundreds of working class homes and businesses were destroyed to make way for
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this urban freeway. This damaged community institutions like schools and churches,
disconnected our community from neighbors up the hill, and subjected residents to air and noise
pollution and the on-street impacts of speeding vehicles approaching or departing on and off
ramps.

Between 2000 and 2004 our neighborhood was home to the only urban ethanol plant in the
country, Gopher State Ethanol, which operated at the former Schmidt Brewery site. Residents
suffered from air and noise pollution, as well as noxious odors during its operation. The Fort
Road Federation and community partners successfully shut the operation down and we now
have a thriving site that provides low income housing for artists.

Our community remains home to Xcel Energy’s High Bridge plant. Though it was upgraded to
cleaner burning natural gas in 2008, this was a coal-fired plant from 1923 to 2008. Many
community members still recall the days when black soot covered outdoor furniture and air
quality was much lower. Even after the upgrade, air quality concerns associated with natural gas
pipelines and gas combustion remain.

Despite these longstanding challenges, West 7th has remained a resilient and
socioeconomically diverse community. According to Minnesota Compass data, 12.2% of
households in the neighborhood lack access to private vehicles, with 7.6% of residents
commuting via public transit and 24.2% walking, biking, or working from home. Furthermore,
28.5% of households earn less than $35,000 per year, with an additional 11.7% earning
between $35,000 and $49,999. These statistics highlight the critical need for safe, accessible,
and multimodal transportation options that support all residents—especially those facing
economic hardship.

Given this history of environmental injustices and systemic disinvestment, placing an industrial
waste-hauling facility in West 7th is not just an issue of zoning—it is a fundamental equity issue.
This community has repeatedly been forced to bear the burden of decisions that prioritize
regional traffic flow and industrial expansion over local well-being. A truly equitable city planning
process would recognize this history and actively work to prevent further harm.

Neighborhood and geographical context

FCC's site is less than a quarter mile from a major transit stop at Randolph and 7th and
located within a neighborhood node. It sits a mere 1200 feet from the river, one block
from the Schmidt Brewery Historic District, a thousand feet from our community clinic,
and two blocks from a residential area.

Bridgeview School, St. Paul's specialized public school that serves the learning needs of
students with severe and profound low-incident developmental disabilities is located %
mile from this site.

The Hazelden Betty Ford Foundation operates an addiction clinic and sober living
campus less than a ¥ mile from the site.
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Conclusion

We urge the City Council to uphold the integrity of Saint Paul's long-term planning framework
and grant our appeal. City staff have indicated throughout this process that some of these plans
are “aspirational.” But isn’t that the purpose of planning? Plans guide our investment decisions
and establish priorities for the city’s future. Many so-calied aspirational plans—such as Highland
Bridge, West Side Flats, and The Heights—have received the necessary follow-through, with
dedicated staff time, resources, and investment to bring them to life. West 7th deserves the
same opportunity for thoughtful, strategic development that aligns with long-term city goals.

Choosing industrial use for this site may provide a short-term increase in tax revenue, but it
comes at a significant long-term cost to the community. By allowing FCC's facility, the city would
effectively foreclose future redevelopment at this site and surrounding parcels, eliminating the
potential for higher-value residential and mixed-use development that would generate far
greater tax revenue over time. This decision would not only limit economic growth in West 7th
but also result in a lasting financial loss for the city as a whole.

While the FCC site will shape the long-term development trajectory of our entire neighborhood,
this is not just about the West 7th community: ignoring planning and suppressing public input is
a citywide issue. Think of the message this sends to your own constituents and all the
communities throughout this city who have participated in the public planning and
decision-making process. If our appeal is rejected, the message the city sends to its residents is
that your work means nothing and your input does not matter. Constituents will remember the
times when city plans were ignored because it was inconvenient to follow them. Previous city
leaders and planners spent years building public trust through these processes—once that trust
is broken, it will be exceedingly difficult to rebuild.

At its core, this appeal is about more than just land use—it is about maintaining the integrity of
zoning principles and ensuring that similar uses are truly evaluated in good faith. The proposed
FCC facility is not a public works maintenance yard. It is a private, for-profit industrial operation
that is fundamentally different in scale, intensity, and impact. Public works yards are designed to
serve the specific needs of a municipality, scaled accordingly, and located with community
benefit in mind. FCC'’s facility, by contrast, will generate continuous industrial traffic, introduce
safety hazards, and limit future redevelopment opportunities in a neighborhood prioritized for
mixed-use growth.

We urge you to grant this appeal and reaffirm the city’'s commitment to thoughtful,
community-driven planning that aligns with long-term goals, rather than allowing a
misapplication of zoning to dictate the future of this critical site.
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Sincerely,

Mypulnr

Meg Duhr
Board President
West 7th/Fort Road Federation

%AM\

Julia McColiey
Executive Director
West 7th/Fort Road Federation
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