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Lexington-Larpenteur Node Plan Ad Hoc Committee

Committee's FINAL Findings and Recommendations, May 10, 2010

Node Plan Design Workshop Vision

District 10 2006 Land Use Plan (pages numbers 

delineated within sections) Ad Hoc Committee Recommendations

GOAL

The goal of the workshop was to create a 

shared vision and development guidelines, 

which includes, design, scale, streetscape, 

massing, movement, parking and storm water 

management. ("Massing" refers to the three 

dimensional volume, character and placement 

of new construction.  This can be rendered as a 

plain rectangular cube placed near the 

adjoining residential property or it can be more 

architecturally delineated with building planes, 

curved or angular forms, etc., that play off he 

surrounding structures.  Structures can either 

be placed closer to Larpenteur or closer to 

residences with different effect. Tim Griffin)

The Committee's position is that the Node Plan did not and does 

not incorporate the input from residents.  One of the biggest 

discrepancies is that the residents loudly voiced their opposition to 

greater than 2-story buildings for purposes of development and 

mixed-use development.  The Committee is adamantly opposed to 

buildings that exceed 2-stories in height and to mixed-use 

development.  Rather, the Committee agrees with the 

Community's voice that the buildings should be 1-2 stories in 

height, and no more.  A survey was presented to the community 

and a summary of the information is attached hereto and 

incorporated as part of this Report.

CROSSWALK

Create a 15' crosswalk across Larpenteur 

Avenue and Lexington Parkway with pervious 

paving to provide a safe crossing.  Install public 

art or monument and inquire if the City of 

Roseville wants to complete the treatment.

The Committee's position is that the city shall maintain crosswalks 

at a "minimum" of 15'.  Additionally, the design should maintain 

consistency with the Roseville side of the street.  The crosswalk 

should also be pedestrian friendly and support traffic calming if 

possible.  Further, development on both sides of Lexington should 

be consistent in design.

Bus Shelter

No comments. The Committee's position is that the design should be consistent 

with the Roseville side of the intersection.  Further, the bus shelter 

should be pedestrian friendly and safety friendly.

Larpenteur Ave Streetscape

Improve streetscape design along Larpenteur 

by increasing storm water management and 

complement urban design across the street in 

Roseville.  Plant trees and/or flower planters 

and incorporate public art when possible.  

Reduce curb-cut on to Larpenteur Avenue.  

("Minimizing curb cuts" is a principle that 

improves pedestrian and vehicular traffic flow, 

specifically on Larpenteur and Lexington.  They 

should be placed in a way that minimizes this 

conflict and serve as much of the development 

as possible.  Individual curb cuts for each 

business is the least desirable condition.  Tim 

Griffin.  Per Tim Griffin, Public Works should be 

engaged in this discussion.)

The Committee endorses the Larpenteur Avenue streetscape as 

proposed. The Committee further endorses the idea that as much 

as possible should be done to maximize efficient and safe traffic 

flow and minimize conflict at the Lexington and Larpenteur 

intersection.  Ample landscaping and green space is most desirable 

and all measures should be taken to ensure the same on both sides 

of Lexington.
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Lexington Avenue Streetscape/Building Set 

Back

Continue 25' building set-back North along 

Lexington Parkway.  Widen sidewalk and 

reforest.

The Land Use Plan states as follows:  "As 

commercial areas begin to develop, the District 10 

Community Council would like to work with the 

City and business owners to develop business 

aesthetics that complement the image of the 

neighborhood.  Use of building and landscaping 

design guidelines at commercial nodes along 

points of entry into the neighborhood will help 

extend the image of District 10 to neighboring 

residents, visitors and those passing by.  Use of 

vegetation especially will serve as an extension of 

Como Park to the edges of the neighborhood. 

(Page 2, 2006 Land Use Plan)

The Committee interprets the Node Plan Design Vision to mean 

maintaining the concept of a green gateway along the commercial 

area on Lexington Avenue as the entry to the Como Park 

neighborhood from the North.  The Committee endorses the 25' 

building set-back, widening of the sidewalks, reforesting, and 

maintaining a pedestrian friendly environment.  The Committee 

also endorses the concept that development on both sides of the 

intersection shall be aesthetically comparable to enhance the 

intersection as a gateway, including builidng design, and 

construction.  The Committee is strongly opposed to having same 

or similar business entites on both sides of the intersection.  

Additionally, the Committee is stongly opposed to "precedence 

setting."  If one corner develops before the other, and variances, 

etc., are granted, this should not support the premise that the 

other side of the intersection will be developed with the same 

conditions.  Development should be independently considered, 

analyzed and assessed by the community, District 10, the City of St. 

Paul and Ramsey County. 

Corner

Define the building corner as entrance into the 

neighborhood.

1) District 10 has a quaint neighborhood quality 

with its small-scale buildings and pedestrian-

friendly streets.  Landscaping and curb appearance 

is important to our identity (2006 District 10 Land 

Use Plan, page 2);  2) Preserve the character of 

parkways as links to the city-wide parkway system 

and as gateways to Como Park (page 11).

The Committee agrees that the corner should be defined as an 

entrance into the neighborhood.  If both corners are developed, 

the Committee recommends that the developers make all efforts 

to utilize same or similar landscaping to enhance the gateway 

concept.  The Committee strongly endorses the following ideas 

that the building structure, etc., should also be consistent with the 

neighborhood;  buildings should be no more than 1-2 stories high; 

there should be ample greenspace exemplifying the green gateway 

concept (25' of greenspace on Lexington on both sides); and the 

intersection should enhance the area's pedestrian friendly 

character with safe walkways.  Visibility:  Lexington Avenue is five 

lanes wide north of Larpenteur Avenue but narrows down to three 

lanes south of Larpenteur.  Tall buildings on the corner would 

increase the narrow visual effect and create safety hazards by 

decreasing visibility in the heavily traveled intersection.  
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Neighborhood

Keep single family homes that respond to the 

character of the neighborhood.

1)  The District 10 Council would like to work with 

the city, developers and residents to ensure that 

the scale and character of the neighborhood be 

represented (page 1);               2) Any new 

developments should be mindful of the low and 

medium density of the neighborhood (page 1);  3) 

Commercial development should be limited to 

small local businesses and regional chains.  Large-

scale development, "big box" and destination retail 

is not appropriate for the neighborhood, with the 

exception of the Energy Park business corridor 

(page 2).

The Committee endorses the D10 Land Use plan, and any 

redevelopment should be commensurate with the same.   The 

neighborhood is characterized by detached single-family homes, 1-

2 stories in height; this character should be maintained and any 

new developments should be mindful of the low and medium 

density of the neighborhood.    The height of the rooflines of 

buildings shall be consistent with the homes/buildings in the 

neighborhood.  In order to ensure semi-private use of yards and 

privacy of homes, commercial buildings adjacent to residential 

property shall have no public view of adjacent residential property 

(including, but not limited to: windows above the first floor, 

balconies or rooftop use).  The square footage of the building 

structure should be commensurate with the character of the 

neighborhood, and should not overburden either of the corners.  

The Committee does not endorse a disproportionately large 

structure that will impact the integrity and character of the 

community. All efforts should be taken to ensure that the size of 

the building fits the character of the neighborhood.  Additionally, 

the Committee is opposed to rezoning property from residential to 

commercial for purposes of "fitting" a larger building on the 

commercial property.  The Committee is also opposed to fast-food 

chains, drive-thru fast-food chains and 24/7 business operations. 

The Committee and the Community understand the economic 

times, and suggest that consideration for development, not 

consistent with the Land Use Plan and this Report, may be 

possible, on a case-by-case basis, but under strict scrutiny, 

informed input from the Community, and community consensus.  

The Committee strongly opposes development of same or similar 

Alley

Retain local access to alley but discourage use 

by businesses.

West Side of Lexington:  The Committee recommends that the 

neighbors only should retain local access to the alley, if the alley is 

to remain intact (on the West side of Lexington).  The alley may 

need to remain open on both ends, if required for emergency 

vehicle purposes.  If so, alley access should be limited to 

local/residential access only, and not be used for any commercial 

purpose.  The alley should be restricted from commercial non-

residential use, as effectively as possible.  Depending on proposed 

development, the Committee endorses the community's position 

that the alley be closed off if possible, as this was the concensus of 

the community.  The alley should otherwise not be vacated nor 

should it be rezoned.  All efforts should be taken to minimize the 

taking of any greenspace, including back yards, etc., and any taking 

and/or rezoning should be on a case-by-case basis with informed 

community input.  East Side of Lexington:  The south border of the 

commerical property shall follow the currently established 

property lines of the residential properties bordering the north 

side of California (a "virtual" alley).  In other words, the commercial 

property should not wrap around residential property.  

MGM Southwest Corner

See Node Plan Design The Committee recommends that any redevelopment of the areas 

of Node Plan Study, incorporating the Southeast and Southwest 

corners should take the principles of this committee's report into 

account, in conjunction with the Land Use Plan, traffic issues, 

traffic calming practices, safety issues, watershed issues, etc.

1/2 Block Redevelopment

Encourage a 2-4 story development built to the 

corner and side parking, encompassing lots 

currently occupied by Flowerama, Ted's Bar, 

and two single-family homes.

The Committee recommends that any redevelopment of the areas 

of Node Plan Study, incorporating the Southeast and Southwest 

corners should take the principles of this committee's report into 

account, in conjunction with Land Use Plan, traffic issues, traffic 

calming measures, building heights, etc.  The committee is 

adamantly opposed to 2-4 story building developement and mixed-

use development. 
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Parking and Access

Reconfigure parking to allow more efficient use 

of land. 

There  is NO street parking on Lexington and Larpenteur Avenues.  

Adequate, convenient off-street parking is essential in order to 

keep commercial parking off residential streets in the area.  Vehicle 

ingress and egress to the commercial area need to be safe for 

pedestrians, residents along nearby residential streets, and the 

heavy vehicular traffic on Lexington and Larpenteur.

OTHER ISSUES:

Land Use:  Parkway Ordinance The Committee accepts and recommends the ordinance that 

directs that if Parkway land is taken, it must be replaced with 

additional Parkway land.  Buyouts or financial settlements are not 

recommended by this Committee.

Land Use:  Zoning The Committee's position and recommendation is that zoning 

should remain as is, and that there should be no rezoning of 

residential property for commercial purposes.  Additional business 

zoning could be potentially damaging to the integrity of the 

neighborhood.  Residential property bordering California Ave 

should continue to be zoned residential (no commercial 

development along California Ave. on both sides of Lexington).  It is 

important to note that potential developers have already 

purchased homes on Lexington and California which could possibly 

disrupt current zoning from residential to business, depending on 

resident approval and necessary voting requirements.  (See also, 

Neighborhood and Alley sections herein.)

Land Use:  Access Agreements Shared/joint access was suggested as an option for parking.  

However, it is the Committee's viewpoint that further study will be 

necessary as shared/joint access entails negotiations between 

adjacent business owners. 
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Stability of Neighborhoods It is important that the integrity of the neighborhood remain 

stable.  Como neighborhood historically has been a very stable 

community.  Many homes in the neighborhoods are owned by 

original owners and/or have been passed down to other family 

members.  Homeownership, as opposed to rental, is important to 

the neighborhood.  The homes and yards are well maintained.  

Property owners take pride in ownership in the community.  All 

factors discussed in this report impact the integrity of the 

neighborhood.  This Committee prefers that if developers have 

purchased residences in the intended development area that they 

make every effort to sell to purchasers intending to own rather 

than rent.  Further, it is recommended that if developers do 

purchase homes for any purpose, that the City hold the developers 

to the highest of standards to maintain the properties and enforce 

all ordinances, etc., including, but not limited to snow removal, 

maintaining landscaping, occupancy, etc.

Social Impact Development in this neighborhood has a potential negative impact 

on the neighbors and this Committee recommends that every 

consideration be made to ensure that neighbors are not bought 

out for less than value for purposes of commercially developing 

Larpenteur.

Watershed Issues All watershed issues shall be in full compliance with federal, state, 

county and city laws/requirements. 

Traffic Issues During rush hour, main roads like Snelling and 

Lexington become noisy, slow and conjested.  

These clogged intersections and arterial roads 

have led to cut-through traffic on secondary 

residential streets.  Thoughtful planning should 

ensure that the long-term impact is not 

detrimental...Avoid creating additional traffic 

routes through neighborhoods by assessing 

projected traffic increases and planning to 

distribute traffic more equitably on existing arterial 

routs. (2006 District 10 Land Use Plan, page 8.)

The traffic issues are of great concern to the community and this 

Committee.  While the Committee understands that traffic issues 

are part of the site plan review by the City and County agencies, 

and are based on statistical reports, it is recommended that extra 

consideration be given to redevelopment in the Lexington 

Larpenteur area, in efforts to reduce traffic congestion, cut-

through traffic and the use of residential streets for commercial 

traffic.  Further, this Committee strongly recommends that the City 

and County analyze the actual customers counts for existing 

businesses as well as statistical data for posed new development to 

have an actual understanding of the impact of traffic and new 

development. (See, Traffic Appendix for further information.)

Lighting & Signage The Committee recommends that all precautions and 

considerations be taken to minimize stray lighting into the 

residential neighborhoods (light pollution).  The Committee further 

recommends that signage be aesthetically conducive to the 

neighborhood and that such signage be appropriate for the 

gateway to St. Paul and Como Park.  The Committee is opposed to 

any signage on the corners as it would interfere with the gateway 

concept.  The Committee also recommends that lighting be 

enviromentally friendly.  It was noted by Council Member Lee 

Helgen that reader board signage is restricted in St. Paul by 

ordinance.  

ATTACHMENTS

Traffic Appendix

Lexington Larpenteur Node Plan Design Workshop

2006 Land Use Plan (Link)

Zoning Map

Traffic Counts -- Intersection -- Morning and Afternoon

Alley Traffic Counts

Community Survey Summary
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