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CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 118 60th Street West 
Project Name:  Le Jeune Steel 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Le Jeune Steel Company 

Project Contact:   DSGW Architects 

Request:  To allow an approximately 2,300 square foot building addition. 

Required Applications: 
Expansion of 
nonconforming 
use 

Located in the I1 Light Industrial District and I2 Light Industrial District for an 
existing legally nonconforming steel fabrication use with outdoor storage. 

Variance  To reduce the minimum parking requirement from 86 spaces to 63 spaces, 
where 17 spaces are grandfathered. 

Site Plan Review For an approximately 2,300 square foot building addition. 

 

SITE DATA 
 

Existing Zoning 
I1 Light Industrial District 
I2 Medium Industrial District 
AP Airport Overlay District 

Lot Area 298,386 square feet / 6.85 acres 
Ward(s) 11 
Neighborhood(s) Windom Community Council 
Designated Future 
Land Use Transitional Industrial 

Land Use Features Commercial Corridor (Nicollet Avenue); Major Retail Center (60th & Nicollet) 
Small Area Plan(s) Not applicable 

  

CPC Agenda Item #4 
March 24, 2014 

BZZ-6393 

mailto:janelle.widmeier@minneapolismn.gov
http://www.minneapolismn.gov/cped/planning/plans/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. Le Jeune Steel is a steel fabrication use that has been 
located at 118 60th Street West since 1944.  The site has both frontage and vehicle access to 60th Street 
and Nicollet Avenue.  The main building entrance currently faces the on-site parking lot south of the 
building and 60th Street.  Loading occurs on the east side of the building.  Outdoor storage is located to 
the north and west of the building. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD.  

• North:  low density residential across alley 
• East:  Place of assembly adjacent to site; commercial uses across Nicollet Avenue 
• South:  low density residential across 60th Street 
• West:  Industrial uses adjacent to site 

PROJECT DESCRIPTION. An approximately 2,300 square foot office addition is proposed on the 
south side of the building.  The existing steel fabrication use with outdoor storage is classified as a 
medium industrial use, which is allowed in the I2 district, but not the I1 district.  Because the site has 
split zoning, the most restrictive provisions of the primary zoning districts apply to the entire zoning lot. 
Therefore an expansion of nonconforming use application is required in order to allow the proposed 
building addition.  Site plan review is also required for any addition to a nonresidential building that 
would increase its gross floor area by 1,000 square feet or more. 

The addition will affect the on-site parking area.  The parking area will be split into two areas each with 
a separate access to 60th Street.  Some of the parking layout will be reconfigured and ultimately 5 
parking spaces will be eliminated.  The existing minimum parking requirement is 85 spaces, but there are 
currently only 68 existing on-site spaces.  Therefore, the use has grandfather rights to 17 spaces.  With 
the addition, the minimum parking requirement will increase to 86 spaces and 63 spaces will remain on-
site.  A variance is required to reduce the minimum parking requirement. 

PUBLIC COMMENTS. As of the writing of this staff report, no correspondence has been received. 
Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

EXPANSION OF A NONCONFORMING USE 
The Department of Community Planning and Economic Development has analyzed the application to 
allow an approximately 2,300 square foot building addition to a steel fabrication use with outdoor 
storage located in the I1 and I2 districts based on the following findings: 
 
1. A rezoning of the property would be inappropriate. 

 
The subject property is located in two primary zoning districts.  The part of the site located 
approximately 100 feet from the north lot line is zoned I1.  The remainder of the site is zoned I2.  
The split zoning was done intentionally to create a buffer to the residential uses to the north from 
more intense industrial uses.  Medium industrial uses and outdoor storage are permitted in the I2 
district, but not the I1 district.  The I2 district also allows more industrial uses which have the 

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#MICOOR_TIT20ZOCO_CH531NOUSST_531.50EXALNOUSST
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potential to produce greater amounts of noise, odor, vibration, glare or other objectionable 
influences than uses allowed the I1 district and which may have an adverse effect on surrounding 
properties.  The Minneapolis Plan for Sustainable Growth designates the future land use of the site as 
transitional industrial.  Without policy guidance to retain industrial uses for the long-term in this 
area, rezoning of the property is inappropriate.     

   
2. The enlargement, expansion, relocation, structural alteration or intensification will be compatible with 

adjacent property and the neighborhood. 
 
The building addition would be located on the south side of the site.  The closest adjacent uses are 
low density residences and a place of assembly.  The addition will house additional office space.  The 
expansion to allow the addition is compatible with adjacent properties and the neighborhood.  
Further, additional landscaping and screening and other site improvements are required to improve 
transitions to surrounding properties through the site plan review. 

 
3. The enlargement, expansion, relocation, structural alteration or intensification will not result in significant 

increases of adverse, off-site impacts such as traffic, noise, dust, odors, and parking congestion. 
 

The lot area of the site is 298,386 square feet and the existing gross floor area of the building is 
115,947 square feet.  The proposed addition would increase the building size by 2,300 square feet.  
The applicant has indicated that the number of employees would not increase significantly, thus an 
increase in traffic and parking congestion is not expected.  No additional noise, dust, or odors is 
expected with the expansion. 

 
4. The enlargement, expansion, relocation, structural alteration or intensification, because of improvements to 

the property, will improve the appearance or stability of the neighborhood. 
 

The primary exterior materials of the addition would be metal and glass.  The materials would be 
durable.  Additional landscaping and screening and other site improvements are required to improve 
transitions to surrounding properties through the site plan review. 

 
5. In districts in which residential uses are allowed, the enlargement, expansion, relocation, structural alteration 

or intensification will not result in the creation or presence of more dwelling units on the subject property 
than is allowed by the regulations of the district in which the property is located. 

 
Not applicable. 

 
6. The enlargement, expansion, relocation, structural alteration or intensification will not be located in the 

Floodway District. 
 

The property is not located in the Floodway District. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum parking requirement from 86 spaces to 63 spaces, where 17 spaces are 
grandfathered based on the following findings: 
 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The minimum parking requirement for light industrial uses is equal to one space per 1,000 square 
feet of gross floor area (GFA) up to 20,000 square feet plus one space per 2,000 square feet of GFA 
in excess of 20,000 square feet plus one space per 5,000 square feet of outdoor storage area.  With 
the addition, the total minimum parking requirement for the subject property is 86 spaces.  The 
GFA of 118,254 square feet, including an increase of 2,307 square feet, has a requirement of 69 
spaces.  The approximately 85,000 square feet of outdoor storage requires an additional 17 spaces.  
The existing minimum parking requirement is 85 spaces, but there are currently only 68 existing on-
site spaces.  Therefore, the use has grandfather rights to 17 spaces.  With the construction of the 
addition, 63 spaces will remain on the site.  Therefore the applicant is requesting a variance of 6 
spaces.  The applicant has identified that there are approximately 105 employees between two work 
shifts.  Also, the number of employees can vary slightly depending on production demand.  The site 
is located in close proximity to bus transportation.  There are bus stops for two bus routes within 3 
blocks of the subject site.   

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The purpose of parking regulations is to provide for the parking needs of uses and structures and to 
enhance the compatibility between parking areas and their surroundings.  The applicant has 
indicated that the proposed amount of parking will be sufficient to accommodate average parking 
demand.  The site is also located in close proximity to bus transportation.  Comprehensive plan 
policies call for providing a certain amount of parking while still maintaining an environment that 
encourages bicycle, pedestrian, and transit travel. The variance is in keeping with the spirit and 
intent of the ordinance and the comprehensive plan.   

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The site is located in a mixed use area.  Because parking would be provided that is sufficient to meet 
average demand, granting of the variance should not increase congestion in the area or effect 
surrounding properties.  It would also not be detrimental to the health, safety, or welfare of the 
general public or of those utilizing the property or nearby properties. 

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

1. Conformance to all applicable standards of Chapter 530, Site Plan Review. 

Building Placement and Design – Requires alternative compliance 

• The placement of the building addition would not reinforce the street wall or be within 8 feet of 
an adjacent street.  Alternative compliance is requested.   

• The area between the building and 60th Street will be landscaped. 
• The principal entrance will face 60th Street. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH530SIPLRE.html#TOPTITLE
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• On-site accessory parking is located between the building and 60th Street; however, this is an 
existing condition.  The area of parking between the addition and 60th Street will be removed 
and replaced with landscaping. 

• The addition would contribute to dividing the building into smaller identifiable sections. 
• Blank, uninterrupted walls that do not include architectural elements would not exceed 25 feet 

in length on the addition. 
• Exterior materials would be durable and include metal and glass. 
• All sides of the building would compatible with and similar to each other.  The addition is 

intended to complement the existing office portion of the building.  
• No plain face concrete block is proposed as an exterior material on the addition. 
• The proposed principal entrance would be sheltered by a canopy and flanked by sidelights to 

emphasize its importance.  
• The windows included in the calculations for Table 1 below would be located between 2 and 

10 feet above the adjacent grade, distributed in a more or less even manner and vertical in 
proportion.  However, the bottom of most of these windows would not be within 4 feet of the 
adjacent grade.  The applicant is requesting alternative compliance. 

• All of the space in the addition facing 60th Street would be occupied by active functions. 
• A flat roof is proposed.  The existing building has a flat roof and most of the other industrial 

buildings in the surrounding area have flat roofs. 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
60th St (south) 30% minimum 240 sq. ft. 36.7% 294 sq. ft. 
Parking lot (east) 30% minimum 230.4 sq. ft. 32.7% 251 sq. ft. 
Parking lot (west) 30% minimum 165.6 sq. ft. 31.5% 174sq. ft. 

Access and Circulation – Meets requirements with condition of approval 

• Well-lit walkways at least 4 feet in width will connect the building entrances to on-site parking.  
However, they are not connected to the adjacent public sidewalk.  There is sufficient room to 
provide a 4-foot wide walkway from the 60th Street sidewalk to the principal entrance. 

• A transit stop is not adjacent to the site. 
• Circulation is designed to occur on-site.  Three curb cuts would provide vehicle access to the 

site.  The existing Nicollet Avenue curb cut provides truck access to the site.  Two-24 foot wide 
curb cuts on 60th Street, one existing and one proposed, would provide access to the parking 
areas. Although an additional curb cut is proposed, the number of on-site spaces would not 
increase and it would not increase conflicts with pedestrians and surrounding residential 
properties. 

• The north side of the site is adjacent to an alley with adjacent residential properties.  No alley 
access is proposed. 

• The applicant is proposing to increase the on-site landscaped area by 3,380 square feet.  
Removing additional paved area in the surface parking area would eliminate required parking. 

Landscaping and Screening – Requires alternative compliance 

• With the adoption of the staff recommendation, the composition and location of landscaped 
areas along 60th Street will complement the scale of development and surrounding area. 

• The applicant is proposing to landscape 6.8 percent of the net lot area.  Alternative compliance 
is requested. 
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• Adjacent to 60th Street, a 7-foot wide landscaped yard is required between the parking areas and 
the street.  The landscaped yard of the west parking lot would be less than 7 feet.  Alternative 
compliance is requested. 

• Screening that is 3 feet high and at least 60 percent opaque and at least 4 canopy trees are 
required in each of the landscaped yards adjacent to 60th Street.  No screening is proposed.  
Four canopy trees are proposed for the east parking lot, but none are proposed for the west 
parking lot.  Alternative compliance is requested. 

• The east parking area is adjacent to a residence district.  A 7-foot wide landscaped yard with 
screening that is 6 feet tall and 95 percent opaque is required adjacent to the east lot line.  The 
required screening will be provided with a solid wood fence, but a landscaped yard is not 
proposed.  Alternative compliance is requested. 

• All areas of the parking lot unavailable for parking or maneuvering will be landscaped. 
• Only 17 of the 63 parking spaces would be located within 50 feet of an on-site deciduous 

canopy tree.  Alternative compliance is requested. 
• All other areas not occupied by buildings, parking and loading areas, driveways, and outdoor 

storage will be covered by landscaping. 
• Installation and maintenance of all landscape materials will need to comply with sections 530.200 

and 530.210 of the zoning code. 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 
Lot Area -- 298,386 sq. ft. 
Building footprint -- 112,889 sq. ft. 
Remaining Lot Area -- 185,497 sq. ft. 
Landscaping 
Required 37,100 sq. ft. 12,588 sq. ft. 

Canopy Trees (1: 500 
sq. ft.) 75 trees 15 trees 

Shrubs (1: 100 sq. ft.) 371 shrubs 31 shrubs 

Additional Standards – Meets requirements 

• The parking lots and driveways are designed with discontinuous curbing to provide on-site 
retention and filtration of stormwater.  

• The proposed addition would not impede views of important elements of the city, and would be 
located and arranged to minimize shadowing on public spaces and adjacent properties and to 
minimize generation of wind currents at ground level. 

• The proposal includes environmental design elements to prevent crime.  Each side of the 
addition would contain windows to promote natural surveillance.  Fencing would be used to 
distinguish between public and private spaces.  A lighting plan has not been submitted.  Lighting 
will need to comply with the required lighting standards. 

• The existing structures are not historic structures that are locally designated or eligible to be 
locally designated. 

2. Conformance with all applicable regulations of the zoning ordinance. 

The property of 118 West 60th Street is zoned I1 and I2 and is located within the AP overlay district.  
The existing steel fabrication use is classified as a medium industrial use with outdoor storage, which is 
allowed in the I2 district, but not the I1 district.  Because the site has split zoning, the most restrictive 
provisions of the primary zoning districts apply to the entire zoning lot. Therefore an expansion of 
nonconforming use application is required in order to allow the proposed building addition. 
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Off-Street Parking and Loading – Requires a variance 

• The proposed gross floor area is 118,254 square feet and there is approximately 85,000 square 
feet of outdoor storage.  The existing minimum parking requirement is 85 spaces, but there are 
currently only 68 existing on-site spaces.  Therefore, the use has grandfather rights to 17 spaces.  
With the addition, the minimum parking requirement will increase to 86 spaces and 63 spaces 
will remain on-site.  A variance is required to reduce the minimum parking requirement. 

• At least 3 accessible parking spaces are also required to be provided.  Three accessible spaces 
are proposed.  Up to 25 percent of the required spaces, or 21, are allowed to be compact.  
Sixteen compact spaces are proposed.  The remainder of the spaces will comply with the 
minimum dimensions for standard spaces. 

• All areas where motor vehicles are located will be paved as required. 

Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 
 Minimum 

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Medium 
industrial  86 -- 86 232 63 

 

Table 4. Bicycle Parking and Loading Requirements (Chapter 541) 
 Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement 

Proposed 

Medium 
Industrial  N/A -- -- 0 3 large 3+ large 

Building Bulk and Height – Meets requirements 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 
Lot Area -- 298,386 sq. ft. / 6.85 acres 
Gross Floor Area 
(GFA) -- 118,254 sq. ft. 

Maximum Floor 
Area Ratio 
(GFA/Lot Area) 

2.7 (both I1 and I2) 0.4 

Maximum Building 
Height 

4 stories or 56 ft, 
whichever is less  
(both I1 and I2) 

1 story and 18 ft. 

Residential Lot Requirements – Not applicable 

Yard Requirements – Meets requirements 

• Yard requirements only apply where the lot lines abut lot lines of property located in a 
residence district.  The property located to the southeast of the site is located in the R1A 
Single-Family District.  The adjacency of the residential district results in front, interior side and 
rear yard requirements on the subject property.  Parking, drive aisles, and driveways are 
currently located in the required yards, but were established prior to the yard requirements 
taking effect. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
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Signs – Meets requirements 

• Signs are subject to Chapters 531 and 543 of the Zoning Code.  All new signs are required to 
meet the requirements of Chapter 543 of the zoning code.  Separate permits are required from 
the Zoning Office for any proposed signage.  

• The applicant is proposing an approximately 12 square foot, non-illuminated sign above the main 
entrance on a primary building wall and 14.5 feet above grade.  There are also other existing 
wall signs and an existing monument sign located next to the parking lot entrance that will 
remain.  The proposed sign would comply with the applicable requirements. 

Refuse Screening – Location needs to be identified 

• Refuse and recycling storage containers are required to be enclosed on all four sides by 
screening compatible with the principal structure not less than two feet higher than the refuse 
container or shall be otherwise effectively screened from the street, adjacent residential uses 
located in a residence or office residence district and adjacent permitted or conditional 
residential uses.  The location of the refuse containers has not been identified on the plans.  On 
the final plans, their location will need to be identified and screened as required. 

Screening of Mechanical Equipment – Meets requirements 

• All mechanical equipment is required to be arranged so as to minimize visual impact by using 
screening and must comply with Chapter 535 and district requirements.   

Lighting – Additional information needed 

• Lighting must comply with Chapter 535 and Chapter 541 of the zoning code.  A lighting plan was 
not provided as part of the application.  If lighting is proposed, one will need to be provided 
with the final plans. 

Impervious Surface Area – Not applicable 

Specific Development Standards – Not applicable 

AP Overlay District Standards – Meets requirements 

• The addition would comply with the AP Overlay District height restrictions. 
 

Outdoor storage – Additional information needed 

• Outdoor storage exists on the site.   It is subject to screening and landscaping requirements of 
Chapter 550 of the zoning code.  Where fronting a public street or sidewalk or within 300 feet 
of a residence district or adjacent to any zoning district other than an I2 or I3 district, screening 
that is not less than 6 feet in height and 95 percent opaque is required.  Also where it fronts a 
street, a 5 foot landscaped yard is required.  The landscaped yard needs to contain: 

• not less than 1 canopy tree for every 500 sq. ft. of landscaped yard or fraction thereof 
• not less than 1 shrub for every 100 sq. ft. of landscaped yard or fraction thereof 
• the remainder of the landscaped yard needs to be covered with turf grass, native grasses or 

other perennial flowering plants, vines, shrubs or trees  

The applicant is proposing to install a 6-foot tall, solid wood fence between the outdoor storage 
areas and 60th Street and surrounding residential and residentially zoned properties.  A 20-foot 
landscaped yard will be provided adjacent to 60th Street as well.  The tree and shrub 

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#TOPTITLE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH543EMSI.html#TOPTITLE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST.html#MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA.html#MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA_541.340LI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH550INDI_ARTIIII2MEINDI.html#MICOOR_TIT20ZOCO_CH550INDI_ARTIIII2MEINDI_550.280ENBURE
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requirement based on the size of the required yard is 1 and 4 respectively.  The applicant has 
indicated that the required number of trees and shrubs will be provided.  This number, location, 
and types of trees and shrubs will need to be identified on the final plans. 
 

Fencing – Does not comply 
• Fences must comply with Chapter 535 of the zoning code.  The proposed 6-foot tall, wood 

fencing complies with the applicable fence requirements.  However, there is existing barbed 
wire on the perimeter fencing.  Barbed wire is a prohibited fencing material when it is located 
within 100 feet of a residence district.  The barbed wire will need to be removed to comply 
with the fencing requirements. Slats in chain link are also a prohibited material, but the applicant 
will be removing the chain link and replacing it with wood fencing. 

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

The Minneapolis Plan for Sustainable Growth identifies the site as transitional industrial on the future land 
use map. With the adoption of the staff recommendation, the proposed development is consistent with 
the following principles and policies outlined in the comprehensive plan:  

Land Use Policy 1.3: Ensure that development plans incorporate appropriate transportation access and 
facilities, particularly for bicycle, pedestrian, and transit. 
 
1.3.1  Require safe, convenient, and direct pedestrian connections between principal building 

entrances and the public right-of-way in all new development and, where practical, in 
conjunction with renovation and expansion of existing buildings. 

 
Urban Design Policy 10.12: Design industrial uses with appropriate transitions and other design features 
which minimize negative impacts on surrounding residential uses. 
 
10.12.1 Provide appropriate physical transition and separation using green space, fencing, setbacks or 

orientation between industrial uses and other surrounding uses. 
 
10.12.3 Require additional screening and buffering for new developments next to residential areas. 
 
10.12.4 Design industrial sites to ensure direct access to major truck routes and freeways as a way to 

minimize automobile and truck impacts on residential streets and alleys. 
 
Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities. 
 
10.18.1 Require that parking lots meet or exceed the landscaping and screening requirements of the 

zoning code, especially along transit corridors, adjacent to residential areas, and areas of 
transition between land uses. 

 
10.18.2 Parking lots should maintain the existing street face in developed areas and establish them in 

undeveloped areas through the use of fencing, walls, landscaping or a combination thereof 
along property lines. 

 
Urban Design Policy 10.19: Landscaping is encouraged in order to complement the scale of the site and 
its surroundings, enhance the built environment, create and define public and private spaces, buffer and 
screen, incorporate crime prevention principles, and provide shade, aesthetic appeal, and environmental 
benefits. 
 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTVIFE.html#TOPTITLE
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10.19.1 In general, larger, well-placed, contiguous planting areas that create and define public and 
private spaces shall be preferred to smaller, disconnected areas.  

 
10.19.7 Boulevard landscaping and improvements, in accordance with applicable city polices, are 

encouraged. 
 

4. Conformance with applicable development plans or objectives adopted by the City 
Council. 

Not applicable. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that project meets one of three criteria required for alternative compliance. 
Alternative compliance is requested for the following requirements: 
 

• Building Placement. The placement of building addition would not reinforce the street wall 
or be within 8 feet of an adjacent street.  The addition will expand the existing office area which 
is inset from 60th Street.  The addition will extend towards the street and the applicant will 
remove the area of parking between the building and the street bringing the building placement 
closer to compliance.  For these reasons, staff recommends that the planning commission grant 
alternative compliance. 
 

• Windows. The amount of windows located between 2 and 10 feet above the adjacent grade 
would exceed 30 percent of the wall area; however, the bottom of most of these windows 
would not be within 4 feet of the adjacent grade.  The addition is expanding an existing office 
area and would tie in at the existing first floor elevation, which is located approximately 2.5 feet 
above the adjacent grade.  Lowering the proposed windows would not increase views into and 
out of the building or natural surveillance.  For these reasons, staff recommends that the 
planning commission grant alternative compliance. 
 

• General landscaping.  The applicant is proposing to landscape 6.8 percent of the net lot area 
and provide 15 (9 existing and 6 proposed) of the 75 required trees and 31 of the 371 required 
shrubs.  Approximately 85,000 square feet of the 185,497 square feet of net lot area is occupied 
by outdoor storage.  Most of the remainder of the site is needed for circulation and parking.  
The applicant is proposing to install landscaping improvements, including adding 3,380 square 
feet of landscaping, along 60th Street.  There would be room to plant additional trees in front of 
the addition and in “Landscape Area A”.  Therefore staff is recommending that the planning 
commission require the applicant to plant at least 12 new canopy trees on the site.  To further 
improve the frontage along 60th Street, staff is recommending that the planning commission 
require the applicant to remove the asphalt paving in the street boulevard and install sod and 
trees.   
 

• Parking landscaping and screening.  Adjacent to 60th Street, a 7-foot wide landscaped yard 
is required between the parking areas and the street.  The landscaped yard of the west parking 
lot would be less than 7 feet.  Screening that is 3 feet high and at least 60 percent opaque and at 
least 4 canopy trees are required in each of the landscaped yards.  No screening is proposed.  
Four canopy trees are proposed for the east parking lot, but none are proposed for the west 
parking lot.  Areas of the west-side parking area currently are located less than 7 feet from the 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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street.  To prevent additional required parking from being eliminated, the applicant is proposing 
a 3-foot wide landscaped yard.  To further improve the frontage along 60th Street, staff is 
recommending that the planning commission require the applicant to remove the asphalt paving 
in the street boulevard and install sod and trees.  In both parking lots, it would not be 
impractical for screening to be provided.  Therefore staff is also recommending that the planning 
commission require screening to be installed as required along 60th Street. 

 
The east parking area is adjacent to a residence district.  Therefore, a 7-foot wide landscaped 
yard with screening that is 6 feet tall and 95 percent opaque is required adjacent to the east lot 
line.  The required screening will be provided with a solid wood fence, but a landscaped yard is 
not proposed.  If a landscaped yard is provided, a required parking space would be eliminated.  
Also, additional room on the west side of the parking area is likely needed to accommodate an 
accessible route to the principal entrance.  The east of the parking area abuts a parking lot for 
the adjacent placement of assembly.  For these reasons, staff is recommending that the planning 
commission grant alternative compliance. 
 

• Distance to trees.  Only 17 of the 63 parking spaces would be located within 50 feet of an on-
site deciduous canopy tree.  Requiring landscaped islands would eliminate required parking.  The 
recommended conditions of approval to plant more trees adjacent to and in the 60th Street 
boulevard will increase the number of spaces that would be within 50 feet of a tree. 

 
RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Expansion of a Nonconforming Use: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the expansion of a nonconforming use to 
allow an approximately 2,300 square foot building addition for an existing legally nonconforming steel 
fabrication use with outdoor storage located at the property located at 118 60th Street West in the I1 
Light Industrial District and I2 Light Industrial District. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to reduce the 
minimum parking requirement from 86 spaces to 63 spaces, where 17 spaces are grandfathered for the 
property located at 118 60th Street West. 

Recommendation of the Department of Community Planning and Economic Development 
for the Site Plan Review: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the site plan review application to allow an 
approximately 2,300 square foot building addition for the property located at 118 60th Street West, 
subject to the following conditions: 

1. A walkway at least 4 feet in width shall connect the principal entrance to the 60th Street 
sidewalk as required by section 530.130 of the zoning code. 
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2. Not less than 12 new canopy trees shall be planted on the site in the landscaped areas 
adjacent to 60th Street. 

3. In the 60th Street boulevard, the asphalt shall be removed and replaced with sod and trees 
as an alternative to complying fully with the landscaping requirements of sections 530.160 
and 530.170 of the zoning code. 

4. Parking lot screening shall be provided as required by section 530.170 of the zoning code. 
5. The outdoor storage areas shall be landscaped and screened from view as required by 

section 550.280 of the zoning code. 
6. The barb wire, a prohibited fencing material, shall be removed as required by section 

535.430 of the zoning code.  
7. Department of Community Planning and Economic Development staff review and approval 

of the final building elevations, floor, site, lighting and landscape plans.  
8. Site improvements required by Chapter 530 or by the City Planning Commission shall be 

completed by March 24, 2016, unless extended by the Zoning Administrator, or the permit 
may be revoked for non-compliance.  

 

ATTACHMENTS 

 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Site plan 
5. Site survey  
6. Plans 
7. Building elevations 
8. Renderings 
9. Photos 
10. Correspondence 

 

 



  
 
 
 
 
 
 

 
 
Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*Approved:  You may continue to the next phase of developing your project. 
*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved. 

 

 

Preliminary Development Review Report 
Development Coordinator Assigned: DONALD ZART 

(612) 673-2726 
don.zart@minneapolismn.gov 
 

 

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 
Addition and renovation of existing business office area  

Review Findings (by Discipline) 

 Parks - Forestry 
 Contact Paul Martinson (612-499-9209) regarding removal or protection of trees during construction in the 

city right of way. 
 Please also contact Paul Martinson for assistance in selecting trees that will be planted in the city right of way. 
 The proposed additions is less than 5000 square feet and therefore is exempt from park dedication fees. 

 Right of Way 
 The plan as submitted meets the requirements of the Public Works Right-Of-Way Division. 

Status *  Tracking Number: PDR 1001175 
RESUBMISSION 
REQUIRED 

 
Applicant:  LEJEUNE STEEL 

118 W. 60TH STREET 
MINNEAPOLIS, MN 55419   

  Site Address: 118 60TH ST W 
4415 NICOLLET AVE 

  Date Submitted: 11-MAR-2014 
  Date Reviewed: 14-MAR-2014 
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 Zoning - Planning 
 The following land use applications are required:  Expansion of a nonconforming use located in the I1 Light 

Industrial District and I2 Light Industrial District for an existing legally nonconforming steel fabrication use 
with outdoor storage; Variance to reduce the minimum parking requirement from 86 spaces to 63 spaces, 
where 17 spaces are grandfathered; and Site plan review to allow an approximately 2,300 square foot building 
addition. 

 Identify the location of where refuse containers are stored.  If located in the building, include a note on the 
plans. 

 Identify the the proposed number and types of shrubs and trees (botanical and common names) and specific 
location on the site plan. 

 The applications have been scheduled for the 3/24/14 Planning Commission meeting.  The commission may 
require additional changes. 

 Addressing 
 The address for the proposed LeJune Steel addition will be 118 W. 60th Street. This address meets the City of 

Minneapolis Street Naming and Address Standard requirements. 

 Street Design 
 For detailed information related to City of Minneapolis standard specifications, details, and standard plates 

refer to the following:  http://www.minneapolismn.gov/publicworks/plates/index.htm  
 All driveway aprons shall be designed and constructed to City standards.  Please refer to the following:  

http://www.minneapolismn.gov/publicworks/plates/public-works_road.  Driveway aprons shall be shown 
graphically correct on all related site plan sheets. 

 All curb & gutter in the Public right-of-way shall be designed and constructed to City standards, curb & gutter 
to be City standard B624 Curb and Gutter.  Please refer to the following:  
http://www.minneapolismn.gov/publicworks/plates/public-works_road.  Add the appropriate details from the 
ROAD-1000 Series - Curbs and Gutters (ROAD-1003, and ROAD-1010) to the plans. 

 Sidewalk 
 The plan as submitted meets the requirements of the Public Works Sidewalk Inspections Division. 
 Note to the Applicant:  The existing sidewalk and bituminous paved boulevard are not in compliance with 

City Ordinance.  It is recommended that the Applicant consider new concrete sidewalk and a landscaped 
boulevard per the Minneapolis Code of Ordinances (Title 17, Chapter 427.10 - Boulevards). 

 Traffic and Parking 
 The plan as submitted meets the requirements of the Public Works Traffic & Parking Services Division. 

 Business Licensing 
 There is not a Business License requirement for this project. 

 Water 
 The proposed 6" water service is not allowed as shown on the plans; City requirements do not allow service 

line locations to be any farther than two feet outside the building line and should run in a line perpendicular 
from the watermain straight into the proposed building to the meter location.  In addition, multiple service 
connections are generally not allowed to a single property; if the proposed 6" service is for fire protection 
only, the existing 1¼" service line can remain.  Please contact Rock Rogers at (612) 673-2286 to confirm 
domestic water and fire service layout, manhole construction, connections, and sizes. 

 Sewer Design 
 Stormwater Management:  Please note the land disturbing area associated with the project is identified as 

being just under 1 acre.  If the scope of the proposed project expands to include land disturbing activity of 1 
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acre or more, the project would be subject to the stormwater treatment requirements in Chapter 54 of the 
Minneapolis Code of Ordinances.  Given the size of the project, it is recommended that stormwater treatment 
practices be considered.  There is a Stormwater Utility Fee credit that the property could be eligible for if 
stormwater treatment is provided. 

 The proposed project is located within the Minnehaha Creek Watershed District, which has a separate review 
process from that of the City.  Please note it may be necessary to obtain approvals or permits from Minnehaha 
Creek Watershed District.  It is the owner's responsibility to obtain any of these necessary approvals. 

 Erosion Control:  Inlet protection should be provided at all downstream catch basins that will receive runoff 
from the project site area.  Please note this on the plans and provide a detail of the device. 

 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 

 Construction Code Services 
 The new main entry must be accessible and connected to accessible parking by an accessible route. Chapter 

1341 section 1112.1 
 Doors 114A & 114B may have inadequate maneuvering depending on hardware function. 
 If matching roof slopes are less than ¼" per foot, the addition must be designed for water accumulation in 

accordance with Section 1611.2. 
 The Application for Permit documents must demonstrate adequate fixture counts including the new occupant 

load from the addition. 
 Contact David Bond (612)673-2118 with any questions to these comments. 
 Contact the Met Council regarding a Service Availability Charge that may need to be collected.  See this link 

for more information: 
http://www.minneapolismn.gov/www/groups/public/@regservices/documents/webcontent/convert_281675.pd
f  

 Environmental Health 
 If the office addition will be on soil that has been determined to be impacted by previous site activities that 

before excavation begins a remedial action plan should be submitted tothe Minnesota Pollution Control 
Agency for approval. The reuse or temporary storage on site of impacted soils requires City approval and 
permtis as identified below. 

 The site Industrial Stormwater Plan for MPCA Permit # MNR05349T should be reviewed and updated as 
necessary to reflect site changes. If there are changes they should be submitted to the MCPA as required 
under the current permit. 

 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. 

 A review of the project, permits issued and an inspection from Environmental Service for identification of 
equipment and site operations that require annual registration with the City of Minneapolis will occur for this 
project. 
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 Fire Safety 
 Maintain fire suppression system throughout new addition and provide necessary permits 
 Maintain fire department access at all times 

 Historical Preservation Committee 
 There is not a preservation review required for the proposed addition. 

 
 

END OF REPORT
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