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

BZZ-4948 
 
Date: November 1, 2010 
 
Applicant: Karmel Village, LLC 
 
Address of Property: 2848 Pleasant Avenue South 
 
Project Name: Karmel Village 
 
Contact Person and Phone: Scott Nelson with DJR, Inc.,   612-676-2714 
 
Planning Staff and Phone: Jim Voll,  612-673-3887 
 
Date Application Deemed Complete: September 21, 2010 
 
End of 60-Day Decision Period: November 20, 2010 
 
Ward: 6 Neighborhood Organization: Whittier Alliance 
 
Existing Zoning: R5 Multiple-family District 
 
Proposed Zoning: Not applicable for this application 
 
Zoning Plate Number: 25 
 
Legal Description: Not applicable for this application 
 
Proposed Use: 95-unit multiple-family residential development with enclosed parking 
 
Concurrent Review: 

Conditional Use Permit: To amend the approved conditional use permit to increase the number 
of dwelling units from 77 to 95 (18 units). 

 
Applicable zoning code provisions: Chapter 525, Article VII, Conditional Use Permits. 
 
Background: In January of 2008, the Minneapolis City Council approved a conditional use permit for a 
77-unit multiple-family development located at 2848 Pleasant Avenue and 2825 Grand Avenue South 
(BZZ-3715).  At that time the site plan review application was denied.  In April of 2008, the 
Minneapolis City Council approved the site plan review application for a 77-unit multiple-family 
development located at 2848 Pleasant Avenue and 2825 Grand Avenue South (BZZ-3956 and 
PW#8183). 
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In August of 2009, the Minneapolis City Council approved a conditional use permit and site plan review 
amendment to increase the size of the building by an additional 26,000 square feet (BZZ-4390).  The 
additional square footage is now constructed and is located on the fourth floor of the building facing the 
Midtown Greenway.  It did not result in more dwelling units being added to the building.  Instead it was 
designed to make the size of the dwelling units larger, increase the width of the common hallways, and 
combine all of the community spaces within the building to two locations. 
 
The applicant now proposed to convert space in the basement and subbasement area facing the Midtown 
Greenway and on the first floor facing Grand Avenue South to dwelling units.  The R5 Multiple-family 
district requires a minimum lot size of 5,000 square feet, or 700 square feet per dwelling unit, whichever 
is less.  The lot area is 69,551 square feet, which would allow 99 units, before any bonuses. The building 
has 77 dwelling units and the applicant proposes to add 18 additional units for a total of 95 dwelling 
units.  This requires an amendment to the approved conditional use permit.  The entire site is now under 
one address; 2848 Pleasant Avenue South. 
 
The existing building has seven one bedroom units, 27 two bedroom units, 40 three bedroom units, and 
three four bedroom units.  The total number of bedrooms within the development is 193.  The proposed 
amendment to the building will have 19 one bedroom units (12 new), 29 two bedroom units (2 new), 44 
three bedroom units (4 new), and three four bedroom units.  The proposed number of bedrooms within 
the development will be 221, an increase of 28 bedrooms.   
 
As of the writing of this staff report, staff has not received an official recommendation from the 
neighborhood group.  Please see attached correspondence form the executive director of the Whittier 
Alliance, listed as attachments a-d, which relate to traffic concerns. 
 
 
CONDITIONAL USE PERMIT (to amend the approved conditional use permit to increase the 
number of dwelling units from 77 to 95 (18 units). 
 
 
Findings as Required by the Minneapolis Zoning Code: 
 
The Community Planning and Economic Development Department – Planning Division has analyzed 
the application and from the findings above concludes that: 
 
1. The establishment, maintenance, or operation of the conditional use will not be detrimental 
to or endanger the public health, safety, comfort or general welfare. 
 
The Planning Division does not believe that increasing the number of dwelling units within the existing 
building will be detrimental to or endanger the public health, safety, comfort or general welfare.  The 
proposed increase in units will not add bulk to the building, does not exceed the density requirements of 
the R5 District, is within the density range recommended by the comprehensive plan, and has an 
approved site plan and Travel Demand Management Plan. 
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2. The conditional use 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. 
 
The proposed increase in units will not add bulk to the building, does not exceed the density 
requirements of the R5 District, is within the density range recommended by the comprehensive plan, 
and has an approved site plan and Travel Demand Management Plan (TDMP).  With the existing and 
proposed site plan review, conditional use permit, and TDMP conditions of approval, the Planning 
Division does not believe that increasing the number of dwelling units by 18 within an existing building 
will be injurious to the use and enjoyment of other property in the vicinity or impede the normal or 
orderly development and improvement of surrounding property.   
 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been 
or will be provided. 
 
The approved site plan and building permits for the existing building show that adequate utilities, 
access, and drainage have been provided.  There was an approved stormwater management plan 
approved with the final site plan. As for vehicular access, there are two ways to get into and out of the 
site.  One access point is located along Pleasant Avenue South and the other is located along Grand 
Avenue South. 
 
4. Adequate measures have been or will be taken to minimize traffic congestion in the public 
streets. 
 
The zoning code requires one parking space per dwelling unit.  For 95 dwelling units the parking 
requirement would be 95 spaces.  The applicant is proposing to provide a total of 101 parking spaces; 95 
inside the structure and six in a surface lot.  The zoning code requires one bike parking space per each 
two dwelling units, with 90 percent meeting the requirements for long-term parking in an enclosed area 
secured from the public.  The existing units are legally nonconforming.  The 18 new units require nine 
spaces and ten are provided in an enclosed and secured room accessible to only to the residents. The 
room opens onto the Midtown Greenway. 
 
There is an approved TDMP for this project that has been amended to reflect the unit increase.  Public 
Works has indicated that the amendment is acceptable.  The TDMP has conditions of approval that 
address traffic management (see attached sheet from the approved TDMP). 
 
5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
 
The site is located on the designated Midtown Greenway and one block north of West Lake Street which 
is a designated Commercial Corridor in The Minneapolis Plan for Sustainable Growth. The 
comprehensive plan has the following relevant policies: 
 
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. 
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Policy 3.2:  Support housing density in locations that are well connected by transit, and are close 
to commercial, cultural and natural amenities. 
 

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. 

 
Policy 3.6:  Foster complete communities by preserving and increasing high quality housing 
opportunities suitable for all ages and household types. 
 
In addition to the general land use map, the comprehensive plan incorporates by reference land use 
recommendations from the small area plans.  These plans are consulted for applicable areas when 
making development decisions, as they provide more detailed guidance. 
 
In the Midtown Greenway Land Use and Development Plan the site is called out as a high-density 
housing site ranging between 40 and 120 dwelling units per acre.  In addition, the site is located in an 
Urban-Oriented development district which permits apartment buildings between three and five stories.  
Ninety-five dwelling units on a lot of 69,551 square feet equates to 59 dwelling units per acre. No 
expansion of the building is proposed.  The new units will be constructed in existing interior space. 
 
The Planning Division believes that the proposed development is in conformance with The Minneapolis 
Plan for Sustainable Growth and the Midtown Greenway Land Use and Development Plan. 
 
 
6. The conditional use shall, in all other respects, conform to the applicable regulations of the 
district in which it is located. 
 
With the approval of the conditional use permit and staff recommended conditions of approval this 
development will be in conformance with the applicable regulations of the R5 District. 
 
The trash room is required to be screened in conformance with Section 535.80 of the zoning code.  The 
approved site plan shows an overhead door at the outside access to the trash room, but a gate is actually 
installed.  The applicant is required to install the overhead door as shown on the approved site plan.  In 
addition, trash at the rear of the building is required to be removed and the site is required to be 
maintained in compliance with city regulations regarding litter, trash, and outside storage. 
 
The landscaping and fencing on the entire site is required to be installed per the approved site plans.  It 
has not been installed in accordance with the approved plans.  There is fencing and landscaping that is 
required along the north side of the site east of the alley and landscaping along the alley.  These areas 
must have some ground cover and can not be just dirt, rocks, and weeds. 
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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 95 dwelling units located at 2848 Pleasant Avenue South subject to the following 
conditions: 
 
1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 

462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a 
conditional use permit may commence.  Unless extended by the zoning administrator, the 
conditional use permit shall expire if it is not recorded within one year of approval. 

 
2. There shall be no more than 95 dwelling units located within the building. 

 
 

3. The project is subject to the applicable conditions of approval from the previous land use 
applications (BZZ-3715, BZZ-3956, and BZZ-4390). 

 
4. The landscaping required by Chapter 530 of the zoning code, the fencing on the north side of the 

site, and the trash room screening shall be installed by June 30, 2011. 
 
 
Attachments: 
1. TDMP 
2. Project description 
3. Conditional use permit findings 
4. Letters from neighborhood group and surrounding property owners 
5. Zoning Map 
6. Midtown Greenway Plan land use map 
7. Site plan, landscaping plan, floor plans and elevations 
8. Photographs of the site 
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