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Date: September 28, 2009 
 
Applicant: Plymouth Church Neighborhood Foundation 
 
Address of Property: 3700 Nicollet Avenue 
 
Project Name: Nicollet Square 
 
Contact Person and Phone: Kirk Moorhead, (612) 871-0890 
 
Planning Staff and Phone: Hilary Dvorak, (612) 673-2639 
 
Date Application Deemed Complete: August 27, 2009 
 
End of 120-Day Decision Period: October 26, 2009 
 
Ward: 8 Neighborhood Organization: Kingfield Neighborhood Association 
 
Existing Zoning: OR2, High Density Office Residence District 
 
Proposed Zoning: Not applicable for this development 
 
Zoning Plate Number: 25 
 
Legal Description: Not applicable for this development 
 
Proposed Use: 42-unit supportive housing development with first floor commercial space 
 
Concurrent Review: 
Final Plat (PL-231) 
 
Applicable zoning code provisions: Chapter 598, Land Subdivision Regulations 
 
Background: On September 22, 2008 the City Planning Commission approved land use applications 
to allow for the construction of a 42-unit supportive housing development with first floor commercial 
space; including a preliminary plat.  The development will be a three-story building.  The first floor 
of the building will contain office space for the supportive services as well as a community room with 
a kitchen, a fitness center and a computer room.  There will also be three commercial spaces on the 
first floor.  One of the commercial spaces will be established as an employment opportunity for the 
residents of the building who have had a difficult time finding a job.  The upper two levels will each 
contain 21 studio apartments with kitchens and bathrooms, a lounge area and laundry facilities. 
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There will be a total of 26 parking spaces located on the site.  The parking spaces will be divided into 
two separate surface parking lots.  One parking area will be located off of the alley and the other will 
be located off of West 37th Street.  In addition to vehicle parking there will be an enclosed bicycle 
parking area for the residents located towards the back of the building as well as a series of bike racks 
along Nicollet Avenue. 
 
As a result of the plat two lots will be created.  One of the lots is for the proposed mixed-use 
development and the other lot will be for a future townhouse development.  At this time no 
information is available about the townhouse development as a developer has not yet been selected. 
 
 
PRELIMINARY PLAT - PL-231 
 
Required Findings: 
 
1. The subdivision is in conformance with these land subdivision regulations, the applicable 
regulations of the Zoning Code and policies of the Comprehensive Plan. 
 
The subdivision is in conformance with the regulations of the zoning code and the comprehensive 
plan.  The subdivision is also in conformance with the design requirements of the land subdivision 
regulations except for Section 598.240(4) which prohibits the creation of reverse frontage lots. 
 
The applicant is proposing to divide the existing parcel of land into two lots.  Lot 1 is being created 
for the proposed mixed-use development and Lot 2 is being created for a future townhouse 
development.  Lot 1 does not have reverse frontage so a variance is not needed for this lot.  However, 
Lot 2 has reverse frontage so a variance is required. 
 
While variances from the zoning code require a 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. 
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Along West 37th Street there are six properties that already have reverse frontage.  Given this, 
subdividing the development site into two lots and creating one with reverse frontage would not be 
out of character with the surrounding area. 
 
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 Planning Division does not believe that the proposed development will be injurious to the use 
and enjoyment of surrounding property nor will it impede the normal development of the surrounding 
area.  The 42-unit supportive housing development with three first floor commercial spaces will 
provide additional housing options within the neighborhood and new commercial uses. 
 
3. All land intended for building sites can be used safely without endangering the 
residents or uses of the subdivision and the surrounding area by peril from floods, erosion, high 
water table, severe soil conditions, improper drainage, steep slopes, utility easements, rock 
formations, or other hazard. 
 
The Planning Division believes that the site can be developed upon and used safely. 
 
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.  No 
significant alterations to the land appear necessary. 
 
5. The subdivision makes adequate provision for storm or surface water runoff, and 
temporary and permanent erosion control.  The stormwater drainage system shall be separate 
and independent of any sanitary sewer system.  All plans shall be designed in accordance with 
rules, regulations and standards of the city engineer.  Facilities intended to be dedicated to the 
City shall be located in perpetual, unobstructed easements of a width determined to be 
adequate and necessary by the city engineer.  To the extent practicable, the amount of 
stormwater runoff from the site after development does not exceed the amount occurring prior 
to development. 
 
The Sewer 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 Community Planning and Economic Development Department – 
Planning Division for the final plat: 
 
The Department of Community Planning and Economic Development – Planning Division 
recommends that the City Planning Commission adopt the above findings and approve the final plat 
application for the property located at 3700 Nicollet Avenue. 
 
 
 
Attachments: 
1. Review letter from Public Works 
2. Review letter from City Attorney 
3. Copy of the Nicollet Square Addition 
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