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LAND USE APPLICATION SUMMARY 

Property Location: 3140 Chowen Avenue South 

Project Name:  Bigos-Calhoun Greenway Subdivision 

Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594  

Applicant: Bigos-Calhoun Greenway, LLC, (763)367-7400 

Project Contact:   Ravich Meyer, Attn: Alex Selke, (612)317-4757 

Request:  To subdivide the existing lot into two lots. 

Required Applications: 

Preliminary and 

Final Plat 
To subdivide the existing lot into two lots. 

 

SITE DATA 

 

Existing Zoning R6 District 

Lot Area 197,950 square feet / 4.54 acres 

Ward(s) 13 

Neighborhood(s) West Calhoun Neighborhood Council 

Designated Future 

Land Use 
Urban Neighborhood 

Land Use Features 

The property is located in close proximity to the designated major retail 

center at Calhoun and Excelsior.  The site is also located between West Lake 

Street and Excelsior Boulevard; both are designated Commercial Corridors. 

West Lake Street transitions to a Community Corridor at Abbott Avenue 

South heading west to the city boundary. 

Small Area Plan(s) Midtown Greenway Land Use and Development Plan 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The site consists of two existing residential buildings 

and a large surface parking lot. The site was originally occupied by the 4-story, 42-foot tall, 151-unit 

building located directly adjacent to Chowen Avenue South.  The applicant received approval as part of 

a PUD in 2012 (BZZ-5578), to construct another residential building on the premises; a new 6-story, 

72-foot tall, 185-unit residential development.  Both buildings currently exist on the premises along with 
a large surface parking lot.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The majority of the developed 

properties surrounding the site accommodate multi-family developments. The Midtown Greenway is 

located to the north and the Minikahda Club to the south across West 32nd Street. The property is 

located in close proximity to the designated major retail center at Calhoun and Excelsior.  The zoning 
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designations surrounding and including the site are predominantly R6.  The Midtown Greenway is zoned 
R1A, the Minikahda Club is zoned R1, and the major retail center is zoned C3S.  

PROJECT DESCRIPTION.  The applicant proposes to subdivide the existing 197,950 square foot 

4.54 acre single lot into two lots.  Lot 1 is proposed at 118,906 square feet or approximately 2.7 acres 

and Lot 2 is proposed at 80,388 square feet or approximately 1.8 acres.  There are two multi-family 

residential buildings that are situated on the existing lot.  The subdivision would divide the existing lot so 

that each apartment building located on the property would be on a separate lot.  No physical changes 

or improvements are proposed to the site.   

In 2012, the applicant received Planning Commission approval for a new 6-story, 72-foot tall, 185-unit 

residential development on the properties located at 3140 Chowen Avenue South and 3129 Ewing 

Avenue South. The development was made possible due to the acquisition of the parcel located on 

Ewing Avenue South via the City of Minneapolis (that acquired the tax-forfeited property from 

Hennepin County) and then combining it with the parcel located on Chowen Avenue South.  The 

development became a unified development with the existing Calhoun Greenway development, an 

existing 4-story, 42-foot tall, 151-unit residential development located on the site.  A conditional use 

permit for a Planned Unit Development (PUD) was required in order to develop the site as proposed 

and an alternative was also necessary in order to allow more than one principal residential structure on 

a zoning lot.  Site plan was also required for the development.   As part of the PUD, there were several 

underlying lots that were combined into one lot through a preliminary and final plat (PL-265) as required 

by Section 527.60 of the Zoning Code. 

Overall, there are a total of 336 dwelling units and 412 off-street parking spaces between the two 

apartment buildings. Lot 1, as proposed would consist of 80,388 square feet and the newer 6-story, 72-

foot tall, 185-unit apartment building that was approved in 2012.   A total of 255 off-street parking 

spaces would be allocated to Lot 1 to serve that building.  A draft reciprocal access easement would be 

recorded to ensure that the parcel has guaranteed access to Chowen Avenue South.  Lot 2, as 

proposed would consist of 118,906 square feet and the original 4-story, 42-foot tall, 151-unit apartment 

building located on the property.  A total of 157 off-street parking spaces would be allocated to Lot 2 to 
serve that building.   

The City Attorney’s office has indicated that it appears that the required monuments have been placed 

and that the required affirmations are stated on the face of the plat.  It is the opinion of the City 

Attorney’s Office that the plat is satisfactory and meets statutory requirements.  The Public Works 

Department has also reviewed the plat and has deemed that it is also satisfactory. 

RELATED APPROVALS. See background section above for a written description.  

 

 

Planning Case # 

Application Description Action 

BZZ-5578 and PL-265 Conditional Use 

Permit, Site Plan 

Review & 

Preliminary and 

Final Plat 

Construction of a new 6-story, 72-

foot tall, 185-unit apartment 

building.  

Approved in 2012. 

PUBLIC COMMENTS. Staff has not received official correspondence from the West Calhoun 

Neighborhood Council or any neighborhood letters on this specific proposal prior to the printing of this 

report.  Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration and included as part of the public record. 
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ANALYSIS 

PRELIMINARY/FINAL PLAT – PL-286 

The Department of Community Planning and Economic Development has analyzed the application for a 

Preliminary and Final Plat based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 

zoning ordinance and policies of the comprehensive plan. 

Subdivision Regulations: 

The applicant is proposing to subdivide an existing lot into two lots (Lot 1: 80,388 square feet and 

Lot 2: 118,906 square feet) so that each apartment building on the property would be located on a 

separate lot.   

As outlined in Section 598.260 of the Zoning Code, individual lots within planned unit developments 

are exempt from the public street frontage requirement of Section 598.230 and the design 

requirements of sections 598.240 and 598.250 provided the design of the subdivision includes a 

deed restriction designating the following:  

(1) The relationship between all common spaces and each individual lot (rights in the common 

spaces and proportionate ownership accruing to the individual lot).  

(2) Provision for access to each lot that does not have frontage on a public street. 

(3) A requirement that an owners' association be created. The duties and responsibilities of the 

owners' association shall include maintaining the elements of the planned unit development or 

cluster development as authorized under the zoning ordinance or other applicable regulations.  

(4) A provision that the taxes, special assessments, and other charges and fees that would normally 

be levied against the common spaces shall be levied against the individual lot occupied or to be 

occupied by buildings in direct proportion to the interest that is stated in the deed restriction 

and shall provide that such levies shall be a lien against the individual lots.  

(5) A requirement that any disposition of any of the common property situated within the planned 

unit development or cluster development shall not be made without the prior approval of the 

planning commission. 

Typically, Lot 1 would not have been compliant with the design standards regarding number of sides 

and public street frontage as indicated on the preliminary and final plat,; however, as noted above 

both lots are part of a larger PUD and are therefore exempt from these provisions. 

Zoning Ordinance: 

The existing use of the site was approved through the amendment to the conditional use permit for 

a Planned Unit Development. No physical changes or improvements are proposed to the site.    
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Comprehensive Plan: 

According to The Minneapolis Plan for Sustainable Growth, the subject parcel is located within an area 

designated as urban neighborhood.  Urban neighborhoods are a “predominantly residential area with 

a range of densities, with highest densities generally to be concentrated around identified nodes and 

corridors. May include undesignated nodes and some other small-scale uses, including 

neighborhood-serving commercial and institutional and semi-public uses (for example, schools, 

community centers, religious institutions, public safety facilities, etc.) scattered throughout. More 

intensive non-residential uses may be located in neighborhoods closer to Downtown and around 

Growth Centers. Not generally intended to accommodate significant new growth, other than 

replacement of existing buildings with those of similar density.”  The property is located in close 

proximity to the designated major retail center at Calhoun and Excelsior.  Further, the site is 

located between West Lake Street and Excelsior Boulevard which are both designated Commercial 

Corridors. West Lake Street transitions to a Community Corridor at Abbott Avenue South heading 

west to the city boundary. The proposal to subdivide the existing lot from one to two lots, and the 

existing uses to remain on site  is consistent with the relevant provisions of The Minneapolis Plan for 

Sustainable Growth, as follows: 

Land Use Policy 1.1: “Establish land use regulations to achieve the highest possible development 

standards, enhance the environment, protect public health, support a vital mix of land uses, and 

promote flexible approaches to carry out the comprehensive plan.”   

(1.1.5) “Ensure that land use regulations continue to promote development that is compatible 

with nearby properties, neighborhood character, and natural features; minimizes pedestrian and 

vehicular conflict; promotes street life and activity; reinforces public spaces; and visually 

enhances development.” 

Land Use Policy 1.3: “Ensure that development plans incorporate appropriate transportation 

access and facilities, particularly for bicycle, pedestrian, and transit.”   

(1.3.1) “Require safe, convenient, and direct pedestrian connections between principal building 

entrances and the public right-of-way in all new development and, where practical, in 

conjunction with renovation and expansion of existing buildings.” 

(1.3.2) “Ensure the provision of high quality transit, bicycle, and pedestrian access to and within 

designated land use features.” 

Land Use Policy 1.8: “Preserve the stability and diversity of the city's neighborhoods while 

allowing for increased density in order to attract and retain long-term residents and businesses.”   

(1.8.1) “Promote a range of housing types and residential densities, with highest density 

development concentrated in and along appropriate land use features.” 

Housing Policy 3.1: “Grow by increasing the supply of housing.”   

(3.1.1) “Support the development of new medium- and high-density housing in appropriate 

locations throughout the city.” 

Housing Policy 3.2: “Support housing density in locations that are well connected by transit, and 

are close to commercial, cultural and natural amenities.”    
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(3.2.1) “Encourage and support housing development along commercial and community 

corridors, and in and near growth centers, activity centers, retail centers, transit station areas, 

and neighborhood commercial nodes. 

Urban Design Policy 10.4: “Support the development of residential dwellings that are of high 

quality design and compatible with surrounding development.”   

(10.4.2) “Promote the development of new housing that is compatible with existing 

development in the area and the best of the city’s existing housing stock.” 

Urban Design Policy 10.8: “Strengthen the character and desirability of the city's urban 

neighborhood residential areas while accommodating reinvestment through infill development. 

The proposal to subdivide the property from one lot to two lots is in conformance with the above 

noted policies and implementation steps of the Comprehensive Plan. 

There is an additional plan that must be considered when evaluating the proposal, the Midtown 

Greenway Land Use & Development Plan, which was adopted by the City Council on February 23, 

2007. The Midtown Greenway Land Use & Development Plan, includes parcels on each side of the 

Midtown Greenway from the western boundary of the City to Hiawatha Avenue and designates the 

subject site as a high-density housing site (40-120 dwelling units per acre) on the future land use plan 

and also calls for a “Transit-Oriented” development intensity, with larger scale buildings that may 

exceed five stories. The existing use of the site is consistent with the adopted Midtown Greenway 

Land Use & Development Plan. 

2. 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 subdivide an existing lot into two lots.  The proposed plat would not 

be injurious to the use and enjoyment of surrounding property, nor would it be detrimental to 

present and potential surrounding land uses, nor add substantially to congestion in the public 

streets.   The site is fully developed. 

3. 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 site is developed and does not present the above hazards. 

4. 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 as the 

site is fully developed. Further, the reciprocal easement agreement shall be recorded to ensure 

perpetual access from Lot 1 to Chowen Avenue South.  

5. 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. 
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A Stormwater Management Plan has previously been approved by Public Works.  All necessary 

drainage and sanitary system plans were reviewed and approved previously prior to building permit 

issuance.  The site is fully developed. 

RECOMMENDATIONS 

 

Recommendation of the Department of Community Planning and Economic Development 

for the Preliminary and Final Plat: 

 

The Department of Community Planning and Economic Development recommends that the City 

Planning Commission adopt the above findings and approve the Preliminary and Final Plat application 

for the property located at 3140 Chowen Avenue South subject to the following conditions: 

 

1. A deed restriction shall be recorded that meets the requirements outlined in Section 

598.260 of the Zoning Code. 

2. The reciprocal access easement shall be recorded to ensure perpetual access from Lot 1 to 

Chowen Avenue South.  

3. A total of 255 off-street parking spaces would be allocated to Lot 1.  A total of 157 off-
street parking spaces would be allocated to Lot 2. 

 

ATTACHMENTS 

 

1. Project description 

2. Correspondence – City Attorney, PW, CM Palmisano, West Calhoun 

3. Zoning Map 

4. Plans – Preliminary and Final Plat 

5.  Draft Reciprocal Easement Agreement 

 














































