
 ZONING COMMITTEE STAFF REPORT 

FILE NAME: 470 White Bear Rezoning                       FILE #: 24-078-931 
APPLICANT: Church of St. Pascal Baylon                              HEARING DATE: October 3, 2024 
TYPE OF APPLICATION: Rezoning 
LOCATION: South of the southeast corner with Third Street      
PIN & LEGAL DESCRIPTION: Portion of 35-29-22-32-0072; Vacated street accruing and the 

following: Lots 10 & 11 of Block 10 of Robert L. Ware’s Eastern Heights, except northern 258 
feet, and Lot 10 of Block 4 of Hudson Road Gardens 

PLANNING DISTRICT: 1                                                      PRESENT ZONING: H2 
ZONING CODE REFERENCE: § 61.801(b) 
STAFF REPORT DATE: September 26, 2024                         BY: Chris Hong 
DATE RECEIVED: September 12, 2024   60 DAY DEADLINE FOR ACTION: November 11, 2024  
 
 
A. PURPOSE: Rezone from H2 residential to RM2 medium-density multiple-family residential. 
B. PARCEL SIZE: 76,686 sq. ft. 
C. EXISTING LAND USE: Vacant land 
D. SURROUNDING LAND USE:  

North: Residential (H2), auto repair (B2), restaurant (B2) 
East: Residential (H2) 
South: Residential (H2) 
West:  Church (H2), elementary school (H2), residential (H2) 

E. ZONING CODE CITATION: § 61.801(b) provides for changes to the zoning of property 
initiated by the property owner.  

F. HISTORY/DISCUSSION: The subject parcel has historically been an undeveloped vacant lot 
used as outdoor play space by the church across White Bear Avenue. This parcel and the 
surrounding residential parcels had been zoned R3 until the passage of Ordinance 23-43 in 
2023, which rezoned them to H2. A lot split is in progress, with only the southern of the two 
new lots being part of this rezoning application. 

G. DISTRICT COUNCIL RECOMMENDATION: The Southeast Community supports the 
approval of this rezoning.  

H. FINDINGS: 
1. The Applicant requests a rezoning from H2 residential to RM2 medium-density multiple-

family residential to develop the subject parcel to create a four-story, 53-unit affordable 
apartment building. The RM2 zoning district’s dimensional standards and design 
guidelines are more flexible and suitable for multiple-family dwellings.   

2. § 66.231 allows a maximum of six dwelling units in the H2 zoning district. In the RM2 
zoning district, however, there is no limit to the number of dwelling units provided that the 
rest of the district’s dimensional standards are met. The proposed development is 
expected to have 53 dwelling units. § 66.231 also allows a maximum building height of 39 
feet in the H2 zoning district and 50 feet in the RM2 zoning district. The proposed 
development is expected to be four stories (approximately 45 feet). The Applicant is also 
applying for a conditional use permit for a supportive housing facility serving more than 
sixteen facility residents.  
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3. The proposed zoning is consistent with the way this area has developed. The RM2 
district’s intent is to “foster and support pedestrian- and transit-oriented residential 
development and provide for infill housing to meet a variety of housing needs.”  The 
subject parcel is within the White Bear Station Area – less than half a mile from the 
proposed station. The proposed zoning maintains the primarily residential nature of the 
neighborhood while allowing for a greater variety in housing.  

4. The proposed RM2 zoning is consistent with the Comprehensive Plan. The 2040 
Comprehensive Plan designates the future land use of this parcel as Urban Neighborhood. 
Urban Neighborhoods are defined as:   

“primarily residential areas with a range of housing types. Single-family homes and 
duplexes are most common, although multi-family housing predominates along 
arterial and collector streets, particularly those with transit.” 

White Bear Avenue is a minor arterial road within the White Bear Ave station area for the 
Gold Line. Additionally, the H Line is a planned BRT line that will run partially along White 
Bear Avenue. The intent of the RM2 zoning district is to “foster and support pedestrian- 
and transit-oriented residential development and provide for infill housing to meet a variety 
of housing needs”, which is consistent with urban neighborhoods along major transit lines.  
This neighborhood is primarily made up of single-family homes. The proposed zoning 
would allow for medium-density multi-family housing in an otherwise undeveloped lot. This 
would help meet the Comprehensive Plan’s and the District Plan’s goals of diversifying 
the neighborhood’s housing stock.  
The following policies apply:  
2040 Comprehensive Plan: 

Policy LU-34. Provide for medium-density housing that diversifies housing 
options, such as townhouses, courtyard apartments and smaller multi-family 
developments, compatible with the general scale of Urban Neighborhoods.  
Policy LU-35. Provide for multi-family housing along arterial and collector streets, 
and in employment centers to facilitate walking and leverage the use of public 
transportation.  

District 1 Community Council Community Plan (2016): 
LU2: Diversify the district’s housing stock.  

LU2.2 Identify key vacant or underutilized sites for new mixed income 
housing that would provide residents with access to transit and would 
support walking and active lifestyle choices.  
LU2.3 Encourage the development of medium density multi-family housing 
along areas identified as Residential Corridors in the Saint Paul 
Comprehensive Plan. 

LU4: Promote redevelopment of vacant and underutilized parcels in ways that 
benefit the community. 
LU8: Improve the built environment, both aesthetically and in terms of safety, 
including the development of pedestrian and transit-friendly projects. 

LU8.1: Apply provisions and design standards for Traditional Neighborhood 
districts and citywide general design standards, with attention to Floor Area 
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Ratio (FAR), parking lot location, signage, and uses. 
H3: Maintain the residential character of District 1 by supporting a mix of 
neighborhoods, housing types, income levels, and opportunities for residence in 
the district for all ages and housing needs. 

H3.1: Maintain a balance between multi-family and single-family 
developments in the neighborhood. 
H3.3: Support infill development that respects the character of the 
neighborhood. 
H3.5: Increase housing choices across the district to support sustainable, 
economically diverse neighborhoods. 
H3.9: Meet market demand for transit-oriented housing. 
H3.12: Encourage larger housing developments to contain a mix of 
affordable and market-rate units. 

5. The proposed zoning is compatible with the surrounding uses. The neighborhood is 
primarily residential including some apartment buildings in the areas zoned RM2 less 
than a half mile away.  

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.”  Much of the 
surrounding area is zoned H2, the permitted uses of which largely overlap with RM2. 
Also, the proposed zoning is consistent with the mix of uses and intensities found along 
White Bear Avenue corridor. 

I. STAFF RECOMMENDATION: Based on the above findings, staff recommends approval of 
the rezoning from H2 residential to RM2 medium-density multiple-family residential at 470 
White Bear Avenue. 

 





Southeast Community Organization

(SECO, District One)

2105 ½ Old Hudson Road

St. Paul, MN 55119

Date: June 25 2024

Beacon Interfaith Housing Collaborative

2610 University Avenue West, Suite 100

Saint Paul, MN 55114

Attn: Jim Barnes, Senior Housing Development Project Manager

RE: The Aragon/ Letter of Support

Dear Jim and the Beacon team,

This letter is in follow up of your presentation to our organization on June 10, 2024 regarding

your planned “The Aragon” project. It is our understanding that your project will include

approximately 53 units of new affordable family housing at both the 30% AMI and 50% AMI

levels, and that you are in the early stages of seeking the required land use approvals and

financing to start the project.

The Southeast Community Organization is pleased to offer its written support for your land use

and financing applications. We recognize that our neighborhood, like every neighborhood in the

city, is lacking in the amount of housing that is affordable to people. We are pleased to see

multi-bedroom units planned, which will serve larger families. We are also glad to see a

development near an intersection with good transit. We would encourage you to allow opening

windows to increase airflow in the units.

Thank you for the opportunity to offer our support for the project. Please feel free to contact us

with any questions. For now you can email our board president at john.jarvis.slade@gmail or

call 651-491-2084.

Sincerely,

John Slade

SECO Board President



City of SAINT PAUL 
Planning & Economic Development 
25 West 4th Street City Hall Annex 1400 
Saint Paul, Mn. 55102 
 
Re: Rezoning of 470 White Bear Avenue N 
 
Dear Zoning Committee, 
 
I the homeowner at 447 White Bear Avenue N object to the rezoning and the building of either H2 residential or RM2 
medium-density multiple-family housing.  
 
This area is already congested with the amount of traffic on both White Bear Avenue and Third Street. What is being 
proposed for parking would not be sufficient. Also, the access to the facility would be on White Bear Avenue.  St 
Pascal’s knows the difficulty of accessing the property when it was used to sell Christmas Trees. Currently, it is 
extremely difficult to make a left turn onto White Bear Avenue from Euclid Street.  This would make it even worse. 
The goal for this type of housing is to obtain reasonable shelter and have their own transportation, being a vehicle.  If 
tenants were to have Uber, or similar, accommodation this would also tie up traffic if they are not able to access 
inside the parking area. Also, with plowing the parking area in winter, the accumulated snow, usually takes up a few 
spaces where there would not be available parking.  
 
People need outside time to strengthen their wellbeing. Where would the children have access to an outside play 
area? If it is St. Pascal’s, they would need to cross an extremely busy street and safety is a concern. Nokomis South 
Montessori School has a locked facility to their playground.  
 
A concern is the area itself with the crime already present, especially on White Bear Avenue from Third Street to Old 
Hudson Road.  There is already the presence of guns and drugs in this location. Gang division lines are Third Street 
and White Bear Avenue.  Adding this complex into a small area where there is already crime would not benefit the 
renters for their safety. There is already the concern of safety for St. Pascal’s Church, School, and Nokomis South 
Montessori School which are located at this intersection. This is our concern as well, being homeowners. 
 
I know the impact of this housing type.  With my neighbor’s house being a transitional home for recovering 
individual(s) / families. There is a continuous changeover of people coming and going all hours, which causes a 
disruption.   
 
My property taxes and house value are a tremendous concern. I have spoken to a Real Estate Professional regarding 
this rezoning.  This would decrease my house value due to this rezoning development change. This is a huge negative 
impact for me, who have been at this location since 1957.  I, and my deceased parents (original purchasers), have 
worked hard to have a home with increased value. This facility would be defacing the current structure of the current 
housing.  
 
The current housing or establishment(s) currently located in the area would not benefit from this development. With 
this being a Non-profit organization who is benefiting? Not the current homeowners, businesses, or the city due to 
taxes not being accrued from Beacon Interfaith Housing Collaborative. 

 
I ask you to please reconsider and to NOT pass this rezoning of this property. 
 
Sincerely, 
Lori A Jones Tr 
447 White Bear Avenue N 
St. Paul, Mn. 55106 
 
 










