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Meeting summary for HDC Development Meeting (05/20/2025)

Quick recap

The meeting began with technical difficulties and informal discussions before transitioning
to the main agenda of appointing community members to the Highland District Council
committee, where five individuals were selected for various positions including chairs and
alternates. A presentation was given on the Traditional Neighborhood District Zoning
Study, which proposed various amendments to T districts including height limit increases
and affordable housing incentives. The conversation ended with discussions about local
developments, including a new twin home project and updates on Highland Bridge
developments, with suggestions for future planning discussions.

Next steps

» Tom Distad to submit permit application for the new twin home development project
within the next 2 weeks.

 Kathy to post information about Tom Distad's twin home development project on the
Highland District Council website under "Development Projects in the Area".

« Kathy to invite Ryan Companies to the June meeting to provide an update on their
Highland Bridge development plans.

« Kathy to invite Alatus to the June meeting to discuss their plans for two buildings in
Highland Bridge.

« Kathy to invite Melanie McMahon to a regular board meeting to present on TIF (Tax
Increment Financing) and provide updates on the Highland Bridge development
agreements.

* Amina to work with Kathy on preparing the meeting minutes using the Al summary and
template provided.

Summary

Meeting Setup and Casual Conversations

Kathy and others are setting up for a meeting, experiencing technical difficulties with the
projector. They discuss various topics while waiting, including cabin trips, gardening, and
the weather. Patricia joins remotely due to a sinus infection. The group briefly talks about
a housing project involving four side-by-side houses with shared walls. Some students
arrive to observe the meeting, leading to a nostalgic conversation about school uniforms
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and shoes.

Highland District Council Committee Appointments

The meeting begins with attendees arriving and introductions being made. Kathy, the
chair, explains the Highland District Council's role as one of 17 councils in St. Paul that
handle local issues and provide feedback to the city. Four students from a local high
school are present as part of a government outreach project. The main agenda item is the
appointment of community members to the committee. Five individuals express interest in
joining, including Amina, Carl, Karen, Tyler, and Bill. With two regular positions and two
alternate positions available, Karen withdraws her application to allow for new members.
The chair explains that alternates are treated similarly to regular members, with voting
rights when filling in for absent members.

Committee Leadership and Zoning Study

The committee discusses the selection of members and officers. Tyler and Amena are
chosen for the two committee seats, with Carl as the alternate. Kathy is appointed as
chair, Kathy as vice chair, and Amena as secretary. The group approves the previous
meeting minutes and prepares to hear a presentation from Spencer about the Traditional
Neighborhood District Zoning Study.

Traditional Neighborhood District Zoning Study

Spencer presents the Traditional Neighborhood District Zoning Study, which aims to
simplify and update one of Saint Paul's zoning district categories. He explains that T
districts are mixed-use areas that require pedestrian-oriented development and are
commonly used along transit corridors and at key intersections. The study's purpose is to
implement the 2040 Comprehensive Plan policies, which support active, pedestrian-
friendly development, mixed land uses near transit, and multifamily housing. Spencer
notes that zoning is a key tool for implementing the city's vision outlined in the
comprehensive plan.

T District Zoning Study Overview

Spencer presents an overview of the zoning study scope and proposed amendments to
the T districts. The study includes text amendments, affordable housing incentives, and
community outreach. Six main changes are proposed: clarifying district purposes,
increasing development flexibility, adding neighborhood-scaled land use flexibility,
incentivizing affordable housing, streamlining design standards, and improving code
language. Spencer uses examples to illustrate potential impacts on different stakeholders.
The study timeline is outlined, with the planning commission hearing scheduled for July
11th and an expected 8-week public review period.

Height Limit Increase Proposal

Spencer proposes increasing the height limit in T2 and T3 districts by 10 feet, from 35 to
45 feet in T2 and from 45 to 55 feet in T3. The step-back requirements will remain, but will
now start after the new height limits. Spencer explains that this change eliminates the
need for conditional use permits in T2 for buildings up to 45 feet. Patricia Brady inquires
about a specific T3 area near the river, and Spencer clarifies that while the new height
limit would apply, the area is also subject to the Mississippi River critical corridor
restrictions, which are currently under review.

T2 Zoning District Reform Proposals
Spencer presents proposed changes to the T2 zoning district, including increasing the



height limit for multifamily and mixed-use buildings from 35 to 45 feet. He explains that
design standards are being consolidated and clarified, and introduces an affordable
housing density bonus. Spencer also discusses changes to density and intensity
standards, moving from rigid unit-per-acre restrictions to a more flexible floor area ratio
approach. Kathy asks about developer feedback on the affordable housing requirements,
and Spencer indicates that similar provisions have worked well in residential districts.

Saint Paul Twin Home Development

Kathy discusses plans for a new development of eight twin homes in Saint Paul, set to
break ground in July with completion starting in May 2026. The homes will feature one-
level living on the main floor, ADA-compliant features, and high-end finishes. Each unit
will have 2,600 square feet, including a finished basement, with prices starting at
$699,000 for a 2-bed, 2-bath configuration. The development will use party wall
agreements instead of an HOA for easier financing and management. Kathy expects the
target demographic to be primarily 55+ buyers looking for walkable, in-town living with
everything on one level.

Highland Bridge Development Updates

The committee discusses recent developments in Highland Bridge, including new
buildings and tax increment financing (TIF). Kathy mentions inviting Ryan Companies and
other developers to the June meeting to provide updates. The group also talks about
changes to the development agreement, including adjustments to infrastructure
completion timelines and minimum assessments. They briefly touch on affordable
housing requirements and tenant protection measures. Kathy suggests inviting Melanie,
the deputy director of planning economic development, to a regular board meeting to
explain TIF and other details.
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