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Prepared for the City Planning Commission

Minneapolis
City of Lakes

December |, 2014
PL-280

LAND USE APPLICATION SUMMARY

Property Location:

Project Name:

2220 West Broadway and 2413, 2419, 2423, 2425, 2503, 2507, 2511 and 2527
Penn Avenue North and 2508, 2512, 2516, 2520, 2524, 2526 and 2538 Queen
Avenue North, 2215, 2219 and 2223 26t Avenue North

Broadway Flats

Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639
Applicant: Dean Rose
Project Contact: Dean Rose with Rose Development LLC
Request: Final plat
Required Applications:
Final plat for the properties located at 2220 West Broadway and 2413, 2419,
Plat 2423, 2425, 2503, 2507 and 251 | Penn Avenue North and a portion of 2512

Queen Avenue North

SITE DATA

Existing Zoning

C3A, Community Activity Center District

Lot Area 150,406 square feet — 3.45 acres
Woard(s) 5
Neighborhood(s) Jordan Area Community Council and Northside Residents Redevelopment

Council

Designated Future
Land Use

Urban Neighborhood

Land Use Features

Commercial Corridor (West Broadway)
Community Corridor (Penn Avenue}
Neighborhood Commercial Node (West Broadway and Penn Avenue North)

Small Area Plan(s)

YWest Broadway Alive

Date Application Deemed Complete | October 28, 2014 Date Extension Letter Sent Not Applicable

End of 60-Day Decision Period Not Applicable End of 120-Day Decision Period | February 25, 2015
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BACKGROUND

SITE DESCRIPTION AND PRESENT USE. The site is located in North Minneapolis. The site
occupies the entire block bounded by West Broadway, Penn Avenue North, 2ét Avenue North and
Queen Avenue North. The site is primarily vacant with the exception of a parking lot.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by residential
developments of varying densities, a church and some small scale commercial and office uses. The site is
located in the Jordan neighborhood and is adjacent to the Willard-Hay neighborhood.

PROJECT DESCRIPTION. The applicant is proposing to replat several lots into two new lots. The
parcels involved in the replat include 2220 West Broadway and 2413, 2419, 2423, 2425, 2503, 2507,
2511 and 2527 Penn Avenue North and 2508, 2512, 2516, 2520, 2524, 2526 and 2538 Queen Avenue
North, 2215, 2219 and 2223 26t Avenue North,

The applicant is proposing to construct a new mixed-use building with 103 dwelling units and
approximately 17,000 square feet of ground floor commercial space on the parcels located at 2220
West Broadway and 2413, 2419, 2423, 2425, 2503, 2507 and 2511 Penn Avenue North and a portion of
2512 Queen Avenue North.

The Church of St. Anne — St. Joseph Hien, located on the northwest corner of Queen Avenue North
and 26 Avenue North, is proposing to expand their existing surface parking lot that is located along
Queen Avenue North. The applicant is now proposing to expand the existing 86-space parking lot by
69 parking spaces.

As part of the overall redevelopment of the block the existing public alley will be vacated. Once
vacated, the alley will be split down the middle and the land will revert back to the adjacent properties.

RELATED APPROVALS. In October of 2013 the City of Minneapolis approved land use applications
to allow for the development of Broadway Flats, a mixed-use development, and an extension of the
existing parking lot for The Church of St. Anne — St. Joseph Hien (BZZ-6259 and BZZ-6260).

PUBLIC COMMENTS. No comments have been submitted in regards to this application. Any
correspondence received prior to the public meeting will be forwarded on to the Planning Commission
for consideration. ‘

ANALYSIS

FINAL PLAT

The Department of Community Planning and Economic Development has analyzed the application for a
Preliminary and Final Plat based on the following findings:

I The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the
zoning ordinance and policies of the comprehensive plan.

The applicant is proposing to replat several lots into two new lots. Lot | is being created for the
proposed mixed-use development and Lot 2 is being created for the Church of St. Anne — St. Joseph
Hien parking lot. ‘

The subdivision is in conformance with the design requirements of the land subdivision regulations
except for Section 598.230 (5), which requires utility easements to be five feet wide on side lot lines
and ten feet wide on rear lot lines, where no alley is provided. In order to be in conformance with
the land subdivision regulations, a variance of Section 598.230 (5) is required to eliminate the
drainage and utility easements from both lots. While variances from the zoning code require a
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separate application, variances from the subdivision standards are done as a part of the subdivision
application subject to the standards listed below.

598.310. Variances. Where the planning commission finds that hardships or practical difficulties
may result from strict compliance with these regulations, or that the purposes of these regulations
may be served to a greater extent by an alternative proposal, it may approve variances to any or all
of the provisions of this chapter. In approving variances, the planning commission may require such
conditions as it deems reasonable and necessary to secure substantially the objectives of the
standards or requirements of these regulations. No variance shall be granted unless the planning
commission makes the following findings:

(1} There are special circumstances or conditions affecting the specific property such that the strict
application of the provisions of this chapter would deprive the applicant of the reasonable use of
land. : '

(2) The granting of the variance will not be detrimental to the public welfare or injurious to other
property in the area in which the property is located.

Given the layout of the proposed development drainage and utility easements are not possible
around the interior lot lines. The Public Works Department has agreed that drainage easements
are not needed for this development. Given this CPED recommends varying the drainage easement
requirement to zero.

The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the
public streets.

The applicant is proposing to replat several lots into two new lots.

All land intended for building sites can be used safely without endangering the residents or users of the
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper
drainage, steep slopes, rock formations, utility easements or other hazard.

The land intended for building can be used safely without endangering the users of the subdivision or
the surrounding area because of flooding, erosion, high water table, soil conditions, improper
drainage, steep slopes, rock formations, utility easements or other hazard. The site is relatively flat
and does not pose the above hazards.

The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other
conditions, in securing building permits and in providing driveway access to buildings on such lots from an
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with
minimal alteration, '

The parcels created by this application present no foreseeable difficulties for this development. No
significant alterations to the land appear necessary.

The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion
control in accordance with the rules, regulations and standards of the city engineer and the requirements of
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site
after development will not exceed the amount occurring prior to development.

The Surface Water and Sewers Division of the Public Works Department will review and approve
the drainage and sanitary system plans for this development prior to building permits being issued.
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RECOMMENDATIONS

Recommendation of the Department of Community Planning and Economic Development
for the Final Plat:

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt the above findings and approve the final plat application for the
properties located 2220 West Broadway and 2413, 2419, 2423, 2425, 2503, 2507, 251 | and 2527 Penn
Avenue North and 2508, 2512, 2516, 2520, 2524, 2526 and 2538 Queen Avenue North, 2215, 2219 and
2223 26 Avenue North.

[. Plat
2. Response from Public Works
3. Response from the City Attorney’s Office
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Date:

To:

From:

Subject:

Department of Public Works
Engineering Design Division/Right-of-Way Section
309 2nd Avenue South, Room 200
673-2428
November 4, 2014

Hilary Dvorak — CPED Planning
Erik Nilsson — City Attorney

Robert Boblett, Right of Way

Broadway Flats — Final plat

We have reviewed the final plat of the Broadway Flats Addition, and we have no right of way

issues.

The developers may want to consider adding drainage and utility easements since the alleys were all
vacated in 2013.




Dvorak, Hilaﬂ A.

From: Nilsson, Erik A.

Sent: Friday, November 14, 2014 3:09 PM
To: Dvorak, Hilary A.

Subject: Broadway Flats plat

Hilary-

The Broadway Flats plat submission is approved.

I will send you an approval letter. Thank you-

Erik E. Nilsson | Assistant Minneapolis City Attorney | Phone: 612.673.2192 | Fax: 612.673.3362

Privileged and/or Confidential and/or Private Information:

This electronic message may contain information that is attomey-client or work preduct privileged and/or confidential andfor private. Qnly the intended
recipient of this communication may waive the attorney-client privilege. To preserve the privilege, only distribute copies to those employees whose input
on the issues is necessary. :

If you are not the Intended recipient of this e-mail: (1) do not read the content of the message; (2) immediately notify the sender that you incorrectly
received the message; and (3} do not disseminate, distribute or copy this e-mail.




