
Department of Community Planning and Economic Development – Planning Division 
Conditional Use Permit 

BZZ-3401 
 
Date: March 5, 2007 
 
Applicant: Minneapolis Community & Technical College 
 
Address of Property: 1309 Hennepin Avenue South 
 
Project Name: Health Sciences Renovation 
 
Contact Person and Phone: Peter Vesterholt with Architectural Alliance, (612) 874-4110 
 
Planning Staff and Phone: Hilary Dvorak (612) 673-2639 
 
Date Application Deemed Complete: February 7, 2007 
 
End of 60-Day Decision Period: April 8, 2007 
 
End of 120-Day Decision Period: Not applicable 
 
Ward: 7 Neighborhood Organization: Citizens for a Loring Park Community 
 
Existing Zoning: B4S-1, Downtown Service District and DP Downtown Parking Overlay District and 
HA Harmon Area Overlay District 
 
Proposed Zoning: Not applicable 
 
Zoning Plate Number: 18 
 
Legal Description: Not applicable 
 
Proposed Use: College expansion 
 
Concurrent Review: 
Conditional use permit: for an expansion of the Minneapolis Community & Technical College campus 
 
Applicable zoning code provisions: Chapter 525, Article VII, Conditional Use Permits 
 
Background: In November of 2003, Minneapolis Community & Technical College (MCTC) purchased 
the properties on the block bounded by Hennepin Avenue, 13th Street South, Harmon Place and Spruce 
Place from the Billy Graham Evangelical Association.  In 2004, Minnesota State Colleges and 
Universities (MnSCU) decided to merge the campuses of MCTC and Metropolitan State University 
(MSU) into one location.  The decision was made to move the MSU campus to the MCTC campus and 
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vacate the existing MSU campus at 8th Street South and Hennepin Avenue in order to create a single 
higher education center in downtown Minneapolis. 
 
The block bounded by Hennepin Avenue, 13th Street South, Harmon Place and Spruce Place is made up 
of two parcels.  The addresses for the two parcels are 1309 Hennepin Avenue and 1324 Harmon Place.  
The parcel located at 1309 Hennepin Avenue is made up of four buildings that over the years have been 
attached to one another.  Although connected, each building has its own mailing address.  The addresses 
associated with this parcel are 1301 and 1309 Hennepin Avenue and 1300 and 1312 Harmon Place.  
This renovation project only impacts the 1301 (three-story building) and 1309 (one-story building) 
Hennepin Avenue buildings. 
 
As part of the merger of the two colleges, the buildings along Harmon Place, including 1324 Harmon 
Place, were immediately occupied while the buildings along Hennepin Avenue remained primarily 
vacant.  This project involves the renovation of the two buildings along Hennepin Avenue including 
new facades along Hennepin Avenue, Spruce Place and 13th Street South, interior remodeling of both 
buildings and increased green space on the site.  The additional green space will be located on the 
northwest corner of the site where approximately 6,000 square feet of the 1309 Hennepin Avenue 
building will be demolished.  Upon completion of this project the space will be utilized by the Health 
Sciences Department. 
 
The south half of the block is located in the Harmon Place Historic District.  The applicant discussed the 
project with HPC staff who determined that no aspect of this project requires review by the Heritage 
Preservation Commission.  A memo confirming this is included in the staff report. 
 
 
CONDITIONAL USE PERMIT - for an expansion of the Minneapolis Community & Technical 
College campus 
 
Findings as Required by the Minneapolis Zoning Code: 
 
The Department of Community Planning and Economic Development – Planning Division has analyzed 
the application and from the findings above concludes that the establishment, maintenance, or operation 
of the proposed conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or general 
welfare. 
 
The Planning Division does not believe that expanding the institutional campus to the remaining 
buildings on the block bounded by Hennepin Avenue, 13th Street South, Harmon Place and Spruce Place 
will be detrimental to or endanger the public health, safety, morals, comfort or general welfare.  Half of 
the block and the blocks immediately to the west of the site are currently occupied by the existing 
MCTC campus. 
 
2. Will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal or orderly development and improvement of surrounding property for uses 
permitted in the district. 
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The Planning Division does not believe that this development will be injurious to the use and enjoyment 
of surrounding property nor will it impede the normal development of the surrounding area.  When the 
block was owned by the Billy Graham Evangelical Association it was utilized as a mailing and 
distribution center which had a significant amount of truck traffic coming and going from the site.  In 
addition, the windows at the pedestrian level were removed and replaced with wall panels which do not 
allow for natural surveillance of the public street and sidewalk. 
 
Changing the use of the buildings from a mailing and distribution center to college classrooms and 
offices will reduce the amount of truck traffic coming to and from the site.  The change in use will also 
increase the amount of pedestrian activity in the area throughout the day and evening hours.  The 
exterior renovation of the buildings will not only add windows along the first floor of the building but 
will add a significant amount of windows along the upper floors of the building which will provide for 
additional natural surveillance of the public street and sidewalk.  The exterior renovation will also make 
the building facades more compatible with the remaining MCTC buildings along Hennepin Avenue. 
 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been 
or will be provided. 
 
The applicant will be working closely with the Public Works Department, the Plan Review Section of 
the Inspections Department and the various utility companies during the duration of the development to 
ensure that all procedures are followed in order to comply with city and other applicable requirements. 
 
4. Adequate measures have been or will be provided to minimize traffic congestion in the 
public streets. 
 
The parking requirement for any non-residential use in the B4S-1 zoning district is one space per every 
1,400 square feet of gross floor area.  The existing building is 199,469 square feet in size which has a 
parking requirement of 142 spaces.  As part of the redevelopment a total of 6,115 square feet of the 
existing building will be removed which decreases the parking requirement by four spaces yielding a 
parking requirement of 138 spaces.  Because the parking requirement is based on the size of the building 
and because the size of the building is not increasing the building has grandfathered rights for the total 
amount required as there are none located on the site. 
 
5. Is consistent with the applicable policies of the comprehensive plan. 
 
According to The Downtown 2010 Plan, this block is located in a Downtown neighborhoods area as 
found on the concept map.  According to the principles and polices outlined in The Downtown 2010 
Plan, the following apply to this proposal: 
 
• Locate educational uses in areas where they compliment downtown’s primary functions of office, 

retail and housing, and where lost development potential for more intensive and tax-generated uses 
can be minimized. 

• Encourage educational and other public institutions to share resources and provide services 
effectively and code efficiently. 
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This site is located on the periphery of the central business district (CBD) and is complimentary to 
downtown’s primary functions of office, retail and housing.  The location is such that it is within 
walking distance of the CBD, different types of housing opportunities, retail shops and food venues.  
The site is also well serviced by transit; both bus and light rail. 
 
6. And, does in all other respects conform to the applicable regulations of the district in which 
it is located. 
 
ZONING CODE: 
 
• Use: Colleges and/or universities are conditional uses in the B4S-1 zoning district. 
 
• Off-Street Parking and Loading: The parking requirement for any non-residential use in the B4S-

1 zoning district is one space per every 1,400 square feet of gross floor area.  The existing building 
is 199,469 square feet in size which has a parking requirement of 142 spaces.  As part of the 
redevelopment a total of 6,115 square feet of the existing building will be removed which decreases 
the parking requirement by four spaces yielding a parking requirement of 138 spaces.  Because the 
parking requirement is based on the size of the building and because the size of the building is not 
increasing the building has grandfathered rights for the total amount required as there are none 
located on the site. 

 
• Maximum Floor Area: The maximum FAR in the B4S-1 zoning district for non-residential uses or 

hotels is 4.0.  The lot in question is 86,966 square feet in area.  The total square footage of the two 
buildings on the site is 193,354 square feet of gross floor area, an FAR of 2.22. 

 
• Building Height: There are no height limits in the B4S-1 zoning district. 
 
• Minimum Lot Area: There is no minimum lot size for a college and/or university in the B4S-1 

zoning district. 
 
• Yard Requirements: There are no setback requirements for this development. 
 
• Specific Development Standards: Colleges and/or universities are subject to specific development 

standards.  The specific development standards for a college and/or university is:  
 

All new colleges and universities and expansions of existing colleges or universities shall submit a 
master development plan that describes proposed physical development for a period of five (5) years 
and a period from five (5) to ten (10) years and shall include a description of proposed development 
phases and plans, including development priorities, the probable sequence for proposed 
development, estimated dates of construction, and anticipated interim use of property awaiting to be 
developed. 
 
The applicant submitted a master plan as part of this application and is on file in the Planning 
Division of CPED. 
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• Hours of Operation: The hours of operation in the B4S-1 zoning district are Sunday through 
Saturday 6 am to 1 am.  The applicant has indicated that the college is open from 6:30 am to 10 pm. 

 
• Signs: The applicant is proposing to have two wall mounted signs located near the entrances along 

Hennepin Avenue.  Wall signs in the B4S-1 zoning district are allowed to be no larger than 120 
square feet and no higher than 16 feet.  Both of the signs measure 38 square feet is size and are 
located nine feet off of the ground. 

 
• Refuse storage: Refuse storage containers are located within the building. 
 
• Lighting: The applicant did not submit a lighting plan as part of this application.  The Planning 

Division is recommending that a lighting plan showing lighting levels be submitted as part of the 
final plan.  The lighting plan should be in compliance with the requirements of Chapter 535, section 
535.590. 

 
 
RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development – 
Planning Division for the conditional use permit: 
 
The Department of Community Planning and Economic Development – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the conditional use permit 
application for an expansion of the Minneapolis Community & Technical College campus located at 
1309 Hennepin Avenue South subject to the following conditions: 
 
1. Approval of the final site, lighting, landscaping and elevation plans by the Community Planning and 

Economic Development Department – Planning Division. 
 
2. All site improvements shall be completed by March 5, 2008, unless extended by the Zoning 

Administrator, or the permit may be revoked for non-compliance. 
 
 
 
 
 
 
 
 
 
 
Attachments: 
1. Project description and conditional use permit findings 
2. E-mail from Dan Kirk regarding campus parking issues raise by Public Works 
3. Memo from Erik Carlson regarding historic status 
4. January 18, 2007, letter to Council Member Goodman 
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5. January 18, 2007, letter to the Citizens for a Loring Park Community 
6. February 21, 2007, PDR report 
7. Zoning Map 
8. Aerial photo 
9. Civil and architectural drawings 
10. Photographs of the site and surrounding area 
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