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Purpose   
The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their 
proposed development.  City personnel, who specialize in various disciplines, review site plans to identify issues 
and provide feedback to the Customers to assist them in developing their final site plans.  
 
The City of Minneapolis encourages the use of green building techniques. For additional information please check 
out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp. 
 
DISCLAIMER:  The information in this review is based solely on the preliminary site plan submitted.  The 
comments contained in this report are preliminary ONLY and are subject to modification.   
 

Project Scope 
Renovation and addition of Youthlink's office space and an addition of five stories of 46 unit housing units with 
associated office and amenity space on sublevel and level 1.  

Review Findings (by Discipline) 

 Zoning - Planning 
 Staff has identified the following land use applications for the project: 
 Rezoning from I1 and B4C-1 to B4C-1. 
 Site plan review. 
 Preliminary and final plat. 
 Vacation of a portion of North 12th Street between Chestnut and Linden Avenues. 

Status *  Tracking Number: PDR 1001426 

  Applicant:  PROJECT PRIDE IN LIVING 
1035 EAST FRANKLIN AVE 
MPLS, MN 55404   

  Site Address: 41 12TH ST N 
 

  Date Submitted: 12-APR-2016 
  Date Reviewed: 20-APR-2016 
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 Addressing 
 We will use the same address for the YouthLink addition (41 12th Street N) as the existing YouthLink 

building. The residential addition will be addressed as 1205 Chestnut Ave. 
 Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority 

for assignment of all addresses, verification, change, and/or additions.  Contact Development Coordinator for 
new address assignment. Each assigned address number uses the street that provides the best/direct access for 
life safety equipment and best/direct access to the occupants. 

 When assigning suite sequences the following guidelines are as follows: 
 The first one to two digits of the suite sequence number will designate the floor number of the 

site. 
 The last two digits of the suite sequence number will designate the unique ID for the unit (condo, 

suite, unit, or apartment). 
 Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not 

common areas.  For example, laundry rooms, saunas, workout rooms, etc., would not be assigned 
numbers. 

 Please provide each condo, suite, unit or apartment number. 

 Parks - Forestry 
 Contact Craig Pinkalla (cpinkalla@minneapolisparks.org), Telephone (612)-499-9233 regarding removal or 

protection of trees during construction in the city right of way. 
 Effective January  1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted 

an update to the existing Parkland Dedication Ordinance. The adopted City of Minneapolis Parkland 
Dedication ordinance is located in Section 598.340 of the City's Land Subdivision ordinance: 
http://library.municode.com/index.aspx?clientId=11490  

 As adopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded 
per ordinance) and for commercial and industrial development it is $202.80 per development employee (as 
defined in ordinance).  Any dedication fee (if required) must be paid at the time of building permit issuance.  
There is also an administration fee that is 5% of the calculated park dedication fee. 

 As proposed, for your project YouthLink addition and new residential construction, the calculated dedication 
fee is as follows: 

Residential  (46 units are affordable)  - 1 x $1521 = $1521.00 
Administrative Fee  -  5% of $1521                   = $   76.05 
Total                                                        = $1597.05 

 This is a preliminary calculation based on your current proposal; a final calculation will be made at the time 
of building permit submittal. For further information, please contact Jennifer Thoreson at 612-673-5867. 

 Right of Way 
 An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as: 

plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks 
and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised 
landings, retaining walls, access ramps, and railings (NOTE:  railings may not extend into the sidewalk 
pedestrian area).  Please contact Bob Boblett at (612) 673-2428 for further information. 

 Note to the Applicant:  Any elements of an earth retention system and related operations (such as construction 
crane boom swings) that fall within the Public right-of-way will require an encroachment permit application. 

 Please contact Paul Cao at (612) 673-2943 for position and alignment of bike racks proposed in the Public 
right-of-way.  If the racks are privately owned, they will require an encroachment permit. 

 The Applicant shall continue to work with Bob Boblett at (612) 673-2428, regarding the vacation of 12th St. 
N. and securing the proper permits from Mn/DOT related to proposed utility work within the Mn/DOT right-
of-way. 
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 Street Design 
 The plan as submitted meets the requirements of the Public Works Street Design Division. 

 Sidewalk 
 The plans indicate that a portion of the drive apron, curb and gutter and sidewalk will be removed and 

replaced along Chestnut Avenue.  Please modify the plans to indicate that the sidewalk will be carried through 
the new driveway. 

 Note to the Applicant:  Any currently defective sidewalks or other concrete infrastructure within the public 
right of way, or any concrete infrastructure damaged during construction, must be removed and replaced. 

 All existing and proposed trees in the Public right-of-way are subject to the review and approval of the 
Minneapolis Park Board.  Please contact Craig Pinkalla at (612) 499-9233 to discuss tree species removal 
and/or selection, planting method, spacing and locations. 

 Traffic and Parking 
 The plans reference the potential for an optional curb cut off of Linden Avenue.  Due to heavy vehicular 

volumes, speeds and proximity to the freeway ramp, detailed information must be provided regarding the 
need for this access point (including parking requirements, vehicle counts, truck types, delivery schedules, 
etc.) as well as an explanation regarding why other on-site options would not work.  It should not be assumed 
that the curb cut to Linden Avenue will be approved without further review of the requested additional traffic 
information. 

 Please note that the streets adjacent to the site need to remain open during construction in order for Metro 
Transit bus circulation. Metro Transit buses currently use Linden Avenue to 15th Street to Chestnut Avenue.     
In addition there is a PM layover for buses on Chestnut Avenue nearside of 12th Street.  This layover area 
must be preserved during and after construction.  Metro Transit has already minimized this layover, making it 
smaller in order to accommodate surrounding business complaints. 

 Current ordinance states that all maneuvers associated with loading, parking or sanitation pick up for a private 
development shall occur on private property.  Please provide a narrative explaining the trash removal 
operations and show turning maneuvers for all truck type vehicles that will be using the loading dock/parking 
entrance areas. 

 Per City Ordinance the Applicant shall provide for (and identify) a solid waste collection point (SWCP) on 
the site plans.  The location of the SWCP is subject to the review and approval of the Public Works 
Department. 

 All street lighting (existing and proposed) shall be shown clearly on the site plan.  Prior to site plan approval, 
the Applicant shall contact Joseph Laurin at 612-673-5987 to determine street lighting requirements.  Note:  If 
decorative street lighting exists on the proposed site it must be preserved or replaced at existing levels.  Please 
be aware that 12th St N is identified as a Pedestrian Street Light Corridor per the Street Light Policy.  The 
Minneapolis Street Light policy is available at the following:  
http://www.minneapolismn.gov/publicworks/streetlighting/index.htm  

 All street lights shall be designed and constructed to City standards.  Please refer to the following:  
http://www.ci.minneapolis.mn.us/publicworks/plates/public-works_traffic.  

 Note to the Applicant:  The construction of this development will likely require the use of Public right-of-way 
(roadway and sidewalks) for construction purposes.  A request for an estimate of street use and obstruction 
permit fees can be made to the City's Traffic Department; please contact Scott Kramer at (612) 673-2383 for 
further information. 

 Note to the Applicant:  Please add the following notes to the site plan: 
 Street lighting installed as part of the Project shall be inspected by the City.  Contractors shall arrange 

for inspections with the Traffic Department, please contact Dave Prehall at (612) 673-5759 for further 
information.  Any lighting installations not meeting City specifications will be required to be reinstalled 
at Owner expense.   
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 An obstruction permit is required anytime construction work is performed in the Public right-of-way.  
Please contact Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane closures.  Log on to 
http://minneapolis.mn.roway.net/ for a permit. 

 Contact Allan Klugman at (612) 673-2743 prior to construction for the temporary removal/temporary 
relocation of any City of Minneapolis lighting or traffic signal system that may be in the way of 
construction. 

 All costs for relocation and/or repair of City Traffic facilities shall be borne by the Contractor and/or 
Property Owner. 

 Contact Doug Maday at (612) 673-5755 prior to construction for the removal of any City of Minneapolis 
right of way signs that may be in the way of construction.   

 Water 
 The plan as submitted meets the requirements of the Public Works Water Maintenance & Distribution 

Division. 
 Note to the Applicant:  The proposed irrigation system cannot be tied directly to the City watermain; 

irrigation supply must be plumbed from a source internal to the building. 

 Sewer Design 
Groundwater:  Please identify the lowest floor elevation on the grading plan and provide a copy of any 
geotechnical reports for the site.  Please also identify on the plan if any groundwater discharge would be proposed 
to keep the below grade portions of the building dry after completion of construction. 
 
Stormwater Management:  The stormwater flows for Drainage Area 2 in the 10-year event on Sheet C600 
appears to be incorrect.  There is a flow identified for the 2-year event, but none for the 10-year.  This does not 
seem accurate. 
 Sheet C200 includes a couple of notes on the plans indicating "Stormwater Garden" on the east side of the 

site.  It does not appear that any stormwater management BMPs are proposed in those location however.  
Please clarify.  One of the locations is also located outside the property boundaries, on Mn/DOT right-of-way.  
If a stormwater BMP were proposed here a permit from Mn/DOT would be required. 

 Please identify the existing and proposed impervious square footages within the disturbed area. 
 
Utility Connections:  The proposed sanitary and storm sewers appear to be located partially outside the property 
boundaries on the southeast side.  As this appears to be Mn/DOT right-of-way, a permit will be required from 
Mn/DOT.  Please provide a copy of the approved permit from Mn/DOT. 
 The existing sanitary sewer from SMH 1 to the manhole in Chestnut Ave will be considered a portion of the 

private sanitary sewer service for this property and will be the responsibility of the property owner.  This was 
previously commented on as part of the right-of-way vacation procedure. 

 The Applicant shall continue to work with Bob Boblett at (612) 673-2428 
 
Non Stormwater Discharges:  Detail all mechanical and non-stormwater discharges.  Non-stormwater 
discharges are not permitted unless approved by the City of Minneapolis.  Non-stormwater discharges not 
declared and approved will not be permitted.  If there currently are none and nothing is proposed declare this 
status on the plans. 
 For comments or questions on Public Works Surface Water & Sewers Division related requirements please 

contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov  

 Fire Safety 
 Provide required fire suppression system throughout building. 
 Fire Department connection must be located on the address side of building and within 150 feet of a fire hydrant. 
 Provide required fire alarm system throughout building. 
 Provide and maintain fire apparatus access at all times. 
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 Business Licensing 
 There is not a Business Licensing review required at this time. 

 Environmental Health 
 City records indicate the presence of 6,000 gallon buried fuel oil tank on site, N18611. No records have been 

identified if the tank is still in use, been removed, abandoned-in-place or is out-of-service. Documentation on 
the current tank status must be submitted to environmental services. If no documentation exists a contingency 
plan needs to be submitted to Tom Frame (tom.frame@minneapolismn.gov) on actions that will be taken 
regarding the UST if the tank is found during these activities. If the tank is actively being used it must be 
registered with Minneapolis Environmental Services and the Minnesota Pollution Control Agency. 

 If the project will be disturbing identified impacted soils on the site preapproval for removal, disposal and/or 
reuse of must occur from the MCPA and the City of Minneapolis prior to beginning excavation activities. If 
impacted soil is encountered during site activities call the MN State Duty officer at (615) 649-5451. 

 If dewatering is required during site construction see below for city permit requirements. Subgrade structures 
should be designed to prevent infiltration of groundwater without the need for a permanent dewatering system 
being installed. If a continuously operating permanent dewatering system is needed it must be approved as 
part of the sanitary sewer and storm drain site plan approval prior to construction beginning. 

 No construction, demolition or commercial power maintenance equipment shall be operated within the city 
between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and 
state and federal holidays, except under permit. Contact Environmental Services at 612-673-3867 for permit 
information. 

 Permits and approval are required from Environmental Services for the following activities: Temporary 
storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and 
discharge of accumulated storm water or ground water, underground or aboveground tank installation or 
removal, well construction or sealing. Contact Tom Frame at 612-673-5807 for permit applications and 
approvals. 

 Historical Preservation Committee 
 There is not an HPC flag on this property and a preservation review is not required at this time.  

 Construction Code Services 
 Provide signage at non accessible entrances directing public to accessible entrances.  
 A SAC determination will be required and any associated fees will be attached to the construction permit fees. 

Please, contact Met Council to obtain a SAC determination. http://www.metrocouncil.org/Wastewater-
Water/Funding-Finance/Rates-Charges/Sewer-Availability-Charge.aspx  

 
END OF REPORT

 



PPL YouthLink Housing and Youth Opportunity Center Renovation 
Statement of Proposed Use & Project Description 
 
Two long-standing local non-profit organizations, Project for Pride in Living (PPL) and YouthLink, are 
working together to develop housing tailored to the needs of homeless youth, ages 18-23.  This new-
construction development will provide high-quality housing and supportive services at a critical time in 
young people’s lives, a time in which stable housing and relationships with caring adults will allow 
formerly homeless youth to develop the goals, relationships and skills needed to navigate life as a self-
sufficient adult.  With these supports, homeless young people at a crossroads in life will change their 
trajectories from homelessness and despair to pathways of hope and opportunity.  

 
The need is great. The most recent report from Wilder Research estimates that there are over 14,000 
homeless  people on any given day, with the vast majority located in the Twin Cities. Young people are 
disproportionately represented, making up nearly half of the homeless population (while making up only 
a third of the general population, according to Census data).  YouthLink’s experience makes these 
statistics real: over 2,000 homeless young people turn to YouthLink every year as a safe and supportive 
refuge from life on the street.   YouthLink’s existing day drop-in center, host site for the Youth 
Opportunity Center (or the ‘YOC’), offers youth the chance to find a meal or some clean clothes, take a 
shower or use the laundry facilities, or visit the medical clinic.  The YOC also offers homeless young 
people a safe place to be during the daytime.   
 
While the effects of homelessness are devestating, especially for young people who are at the age of 
transition from adolescence to adulthood (ages 18-23), young people from this demographic are quite 
resilient and very likely to make positive progress toward becoming healthy, contributing, system-
independent adults. Stable housing is absolutely vital to this transition out of homelessness.  
 
This project has two primary components: 46 units of new affordable housing with service space, plus 
the renovation of, and addition to, YouthLink’s existing service center at 41 12th Street North. The 
proposed housing will be attached to YouthLink’s existing building.  
 
The proposed PPL YouthLink Affordable Housing development will provide 46 units of supportive 
housing in a new 5-story building attached to the existing Youth Opportunity Center.  The majority of 
the 46 SRO-style units will be grouped into suites of four rooms, with shared kitchens and bathrooms to 
encourage community-building amongst residents and to fight against the isolation that can be a barrier 
to these youths’ success.  One apartment for a resident advisor (staff member) will also be provided, for 
a grand total of 47 new housing units.  The ground floor will house community spaces such as a lounge 
and a fitness/wellness room in addition to offices for property management and service providers.  
Another feature of the proposed housing is the Career Pathways Center, which will provide formerly 
homeless young people with guidance and assistance related to their educational and career goals. 
 
The PPL YouthLink Supportive Housing project will be situated on YouthLink’s property at 41 12th St 
North in Minneapolis, and on vacant land directly adjacent – for which we will be requesting vacation of 
the former 12th Street North right-of-way.  Constructing this new housing as an addition to the current 
YOC allows for many efficiencies, including ease of access to the additional services offered at the YOC.  
Just as importantly, it allows for one central "Welcome Center" for the building, a 24-hour staffed front 
desk that allows for long-term cost savings by sharing this function between two programs.  Residents of 
the proposed housing will have a separate entry off of Chestnut Avenue, but Welcome Center staff will 
be able to monitor comings and goings in the housing entry to forestall any crises. 



 
In tandem with this housing development, YouthLink will be constructing a new Welcome Center and 
replacing their administrative offices that must be demolished to make way for the housing.  They will 
also be undertaking a general remodel of their building.  The remodel is required to maximize the use of 
the existing space (in particular, the underutilized basement) and to better accommodate the nearly-
doubling of the number of homeless young people that YouthLink has been serving in recent years. 
 
Anticipated land use applications include:  
 

1. The vacation of a portion of the former 12th St right-of-way as described on the attached survey; 
 

2. Re-zoning of the site.  The site currently has split zoning, and housing is not a permitted use in 
part of the site (the I1 district.)    Other existing zoning is B4C-1 and the DP (Downtown Parking) 
overlay.  We will need to re-zone to B4C (Downtown Commercial District) as underlying zoning; 

 
3. Replatting the site to create one parcel of the two currently (former 12th St right-of-way and 

YouthLink’s parcel at 41 12th St N); and 

 
4. Site Plan Review. 

















PPL YouthLink Supportive Housing – Required 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. 
 
The request herein is a plat to combine two currently-separate parcels into one.  One parcel, 41 
12th Street North, is currently owned and occupied by YouthLink, a provider of social services to 
homeless youth.  The second parcel is a portion of former 12th Street North right-of-way that 
became vacant land during the construction of Interstate 394.  At that time, 12th Street shifted 
slightly east, leaving this parcel vacant.  YouthLink has obtained a QuitClaim Deed from the 
Minnesota Department of Transportation and is requesting vacation of this former right-of-way 
from the City, concurrently with this plat.  The plat would expand the area of the YouthLink-
owned parcel slightly and would be in accordance with lot minimums for the B4C-1 district.  
 

(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. 
 
As stated above, the plat will combine two currently-separate parcels into one.  The newly 
platted parcel will be surrounded by public right-of-way on three sides.  The proposed plat will 
not create a parcel that would restrict adjacent property owners from accessing their property, 
nor will it negatively impact surrounding uses in any way. 
 
The plat is being proposed in conjunction with a new affordable housing development for 
homeless youth.  This project would add 46 small affordable housing units (with a 47th unit for a 
resident staff member) to the site.  The vast majority of the formerly homeless youth will not 
own cars, so the addition of this housing to the area will create more pedestrians and transit-
riders than additional vehicles on the public streets.  The project will not contribute to 
congestion but will create a new sense of vitality in this neighborhood currently dominated by 
one-story warehouse buildings. 
 

(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 land intended to be used as the site to construct the proposed PPL YouthLink Supportive 
Housing is level and free from all of the hazards listed above.  A utility easement will be created 
across a portion of the site to accommodate a City-owned water main that currently runs 
through the former 12th Street right-of-way property, but the project will maintain the required 
clearances from this main and therefore avoid any hazards that this water main could 
potentially present. 
 

(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 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 proposed plat would add about 7200 square feet to the eastern side of YouthLink’s property 
and would create no foreseeable difficulties in securing building permits and providing driveway 
access to the one lot proposed.  All vehicular access would take place west of YouthLink’s 
existing building, as it does now.  Conversations with Public Works have resulted in permission 
to install an “Exit Only” curb cut access to Linden Avenue to create better vehicular flow within 
the site.   
 

(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. 

The affordable housing project proposed as part of this plat application will add 73,422 gross 
square feet of building area to the site, while adding only 10,890 square feet of impervious 
surface.  The project has been designed to maximize stormwater infiltration to the extent 
possible on this tight site, and will utilize roof ponding, porous paving, underground stormwater 
tanks, and infiltration beds as part of the stormwater management plan. 
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Abbie Loosen
Project Manager
Project for Pride in Living
1035 E. Franklin Avenue
Minneapolis, MN 55404

February 29, 2016
RE: Letter of Support – Project for Pride & Youthlink

Dear Abbie,

Thank you for presenting the Youthlink and Project for Pride in Living joint development 
project on February 17th at 41 N 12th St. The proposed project would be a housing 
development of 46 units to add to the headquarters and opportunity center now located 
on the property. The project includes a remodel to the central Youthlink facility and 
would also include a community space, conference area, lobby, and new entrance. The 
North Loop Neighborhood Association (NLNA) understands that to develop the project 
the site requires a vacation of 12th, rezoning to B4C and replatting.

The NLNA supports the project team with their plans as presented. The NLNA also 
supports the continuing programing that Youthlink and Project for Pride perform in the 
community and strongly support the affordable housing goals of the project.  NLNA 
wishes the team well in gathering the remainder of the fundraising dollars needed for the 
project.

Sincerely,
North Loop Neighborhood Association

DJ Heinle, AIA
Co-Chair P&Z Committee


