
Department of Community Planning and Economic Development 
Rezoning & Vacation 

BZZ – 6377 & Vac – 1629  
 
Date:  February 3, 2014 
 
Address of Property: 2424 Franklin Avenue East 
 
Project Name:  Northern Clay Center 
 
Applicant:  Northern Clay Center 
 
Contact Person and Phone:  Carol Lansing, Faegre Baker Daniels LLP (612-766-7005) 
 
CPED Staff and Phone:  Janelle Widmeier (612-673-3156) 
 
Date Application Deemed Complete:  December 3, 2013 
 
End of 60-Day Decision Period:  February 2, 2014 
 
End of 120-Day Decision Period: On January 24, 2014, staff sent the applicant a letter extending the 
decision period no later than April 3, 2014. 
 
Ward:  6 Neighborhood Organization:  Seward Neighborhood Group 
 
Existing Zoning: C2 Neighborhood Corridor Commercial District, R6 Multiple-Family Residence 
District and PO Pedestrian Oriented Overlay District 
 
Proposed Zoning:  C2 Neighborhood Corridor Commercial District and PO Pedestrian Oriented 
Overlay District 
 
Zoning Plate Number:  21 
 
Legal Description of Property to be Rezoned:  Lot 5, Block 35, Murphy’s Addition to Minneapolis, 
Hennepin County, Minnesota, together with that portion of the vacated alley which accrued thereto by 
reason of vacation thereof. 
 
Proposed/Existing Use:  Educational arts center, gallery, accessory parking 
 
Concurrent Review:  

• Petition to rezone the northern portion 2424 Franklin Avenue East from R6 Multiple-Family 
Residential District to C2 Neighborhood Commercial Corridor District.   

• Vacation of a no-outlet alley. 
 
Applicable zoning code provisions:  Chapter 525, Article VI Zoning Amendments. 
 
Background:  The Northern Clay Center is located at the property of 2424 Franklin Avenue East.  The 
entire site is located within the PO Pedestrian Oriented Overlay District.  However, the base zoning is 
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split between the C2 Neighborhood Corridor Commercial District and R6 Multiple-Family Residence 
District.  The northern portion of the site, where surface parking is located, is zoned R6.  Any 
conforming expansion of the existing use would require that the site have the same zoning 
classification.  Therefore, the applicant is requesting that the northern portion of the site be rezoned to 
C2 while retaining the PO overlay district.  Consent petitions have been provided to meet the statutory 
requirement to apply for the rezoning.  The applicant is also proposing to vacate a no-outlet alley, 
which abuts only this property.  The alley is located directly north of the building and is used for 
access to the on-site surface parking area. 
 
Correspondence from the neighborhood group, Seward Neighborhood Group, was received and is 
attached to this report.  Staff will forward additional comments, if any are received, at the City 
Planning Commission meeting. 
 
REZONING:  Petition to rezone the northern portion 2424 Franklin Avenue East from R6 Multiple-
Family Residential District to C2 Neighborhood Commercial Corridor District. 
 
Findings as required by the Minneapolis Zoning Code: 
 
1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

 
The proposed zoning would be consistent with the applicable policies of the comprehensive plan, 
The Minneapolis Plan for Sustainable Growth.  Franklin Avenue is designated as a commercial 
corridor.  The future land use of the entire property of 2424 Franklin Avenue East is designated as 
mixed use.  According to the principles and polices outlined in the plan, the following apply to this 
proposal:   

  
Land Use Policy 1.4: Develop and maintain strong and successful commercial and mixed use areas 
with a wide range of character and functions to serve the needs of current and future users. 
1.4.1 Support a variety of commercial districts and corridors of varying size, intensity of 

development, mix of uses, and market served. 
 
Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing new 
commercial and mixed use development to designated corridors and districts. 
1.5.1  Support an appropriate mix of uses within a district or corridor with attention to 

surrounding uses, community needs and preferences, and availability of public facilities. 
 
Land Use Policy 1.10: Support development along Commercial Corridors that enhances the street’s 
character, fosters pedestrian movement, expands the range of goods and services available, and 
improves the ability to accommodate automobile traffic. 
1.10.1  Support a mix of uses – such as retail sales, office, institutional, high-density residential 

and clean low impact light industrial – where compatible with the existing and desired 
character. 

 
Staff comment:  The remainder of the site is currently zoned C2.  The C2 district allows a mix of 
uses, both commercial and residential.  The PO overlay district would not allow drive-through 
facilities, automobile services uses, or transportation uses to be established on the site.  The 
extension of the commercial zoning as proposed should not significantly affect adjacent residential 
properties. 
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2. Whether the amendment is in the public interest and is not solely for the interest of a single 

property owner. 
 

The site currently has split zoning.  The rezoning will result in uniform zoning of the site and a 
range of available goods and services on a commercial corridor as called for in adopted policies.  
The amendment is in the public interest and not solely in the interest of the property owner. 

 
3. Whether the existing uses of property and the zoning classification of property within the 

general area of the property in question are compatible with the proposed zoning 
classification, where the amendment is to change the zoning classification of particular 
property. 

 
The remainder of 2424 Franklin Avenue is already zoned C2.  Franklin Avenue is designated as a 
commercial corridor.  Properties fronting Franklin Avenue in the immediate area are zoned R6, C1 
or C2.  Properties north of the site are zoned R6.  Uses in the immediate area include a variety of 
commercial uses, mixed use buildings, low- to high-density residential, and a park.  The uses 
directly adjacent to the part of the site that would be rezoned are an 11-unit dwelling to the west 
and an 8-unit dwelling to the north. The proposed rezoning would extend commercial zoning 
further from the commercial corridor, but would still be within the PO overlay district.   The 
proposed zoning would be compatible with the surrounding uses and zoning classifications.   

 
4. Whether there are reasonable uses of the property in question permitted under the existing 

zoning classification, where the amendment is to change the zoning classification of 
particular property. 

 
Because the site has split zoning, the most restrictive provisions of the base zoning districts apply.  
The R6 district allows high density residential development, but very few nonresidential uses.  
Because the site is located on a commercial corridor in a mixed use area, allowing a wider range of 
available goods and services is more appropriate.     

 
5. Whether there has been a change in the character or trend of development in the general 

area of the property in question, which has taken place since such property was placed in its 
present zoning classification, where the amendment is to change the zoning classification of 
particular property. 

 
The subject property has been zoned C2 and R6 (Lot 5) since 1999.  Prior to that time, the zoning 
was also split.  Lot 5 was zoned R6 from 1963 to 1983, when it changed to R3.  Then in 1989, the 
zoning of Lot 5 was changed back to R6.  The remainder of the site was zoned M1-1 (a light 
industrial district) from 1963 to 1983, when it changed to B2S-1 (this business district was 
comparable to today’s C1 district).  In 1983, a rezoning study was completed that changed the 
zoning of the site and surrounding area.  Industrial zoning was common along Franklin Avenue at 
that time.  The PO overlay district was added in 2006 as a result of a zoning study for the Franklin 
Avenue Transit Station Area.   The proposed zoning would be consistent with the more recent 
mixed use development that has occurred in the immediate area. 
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ALLEY VACATION 
 
Development Plan: See attached site plan. 
 
Responses from Utilities and Affected Property Owners: Of the responses received, there were no 
objections and no easements requested. 
 
Findings:  CPED and the Public Works Department find that the area proposed for vacation is not 
needed for any public purpose and it is not part of a public transportation corridor. 
 
RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development for 
the Rezoning: 
 
The Department of Community Planning and Economic Development recommends that the City 
Planning Commission and City Council adopt the above findings and approve the petition to rezone 
the northern portion 2424 Franklin Avenue East from R6 Multiple-Family Residential District to C2 
Neighborhood Commercial Corridor District.  
 
Recommendation of the Department of Community Planning and Economic Development for 
the Alley Vacation: 
 
The Department of Community Planning and Economic Development recommends that the City 
Planning Commission and City Council adopt the above findings and approve the application for the 
alley vacation for the property located at 2424 Franklin Avenue East. 
 
 
 
Attachments:  

• Applicant’s statement of use and findings 
• Correspondence  
• Zoning map 
• Vacation maps 
• Survey and site plan 
• Photos 
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