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CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 4200 West River Parkway 
Project Name:  Verizon Wireless – MINC True Light 
Prepared By: Becca Farrar-Hughes, City Planner, (612) 673-3594 
Applicant:  Minnehaha Academy 

Project Contact:   Verizon Wireless, Attn:  Rob Viera 
Request:  To construct a new 60 foot tall, freestanding monopole communication tower 
Required Applications: 

Conditional Use 
Permit (CUP) 

To allow a new 60 foot tall, freestanding monopole communication tower on 
the property which is located in the R1 (Single-family) District, SH (Shoreland 
Overlay) District and MR (Mississippi River) Critical Overlay District 

Variance  
To allow a transformer and equipment building (associated with the monopole 
communication tower) within the required front yard adjacent to 46th Avenue 
South. 

 

SITE DATA 
 

Existing Zoning 
R1 District 
SH Overlay District 
MR Critical Overlay District 

Lot Area 533,174 square feet / 12.24 acres 
Ward(s) 12 
Neighborhood(s) Longfellow Community Council 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features 
The subject property is located along West River Parkway which abuts the 
Mississippi River.  There are no specific land use features/designations located 
proximate to the subject site. 

Small Area Plan(s) Mississippi River Critical Area Plan  
  

CPC Agenda Item #4 
May 5, 2014 

BZZ-6506 

mailto:rebecca.farrar@minneapolismn.gov
http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/convert_265379.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. Minnehaha Academy’s South Campus is located on 
the subject property, and consists of an approximately 3 to 5 story, 156,000 square foot, PreK-8 grade 
school building and chapel.  Recreational fields, a hockey arena and a surface parking lot are also located 
on the property. No alterations are proposed to the campus other than replacing an existing flagpole 
near a recreational field and replacing it with a 60 foot tall, freestanding monopole communication 
tower which requires a CUP. The property is zoned R1 (Single-family) District and is located in the SH 
(Shoreland Overlay) District and MR (Mississippi River) Critical Overlay District.  However, the 
proposed tower is located outside of the boundaries of both the SH and MR Overlay Districts. In 
addition, an associated transformer and equipment building are proposed within the required front yard 
adjacent to 46th Avenue South which requires a variance. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are primarily residential, 
institutional and park related uses surrounding the subject site. The subject property is located along 
West River Parkway which abuts the Mississippi River.  There are no specific land use 
features/designations located proximate to the subject site. 

PROJECT DESCRIPTION. The applicant is proposing to replace an existing flagpole near an athletic 
field on the Minnehaha Academy’s South Campus with a 60 foot tall, freestanding monopole 
communication tower, as well as a 12 foot by 16 foot or approximately 192 square foot equipment 
building and a new associated transformer.   The tower and associated equipment are proposed in order 
to improve the carrier’s wireless communication coverage in the area.  The proposed monopole would 
accommodate internally located antennas and a flag would be placed on top of the monopole.  The 
associated equipment shelter would be composed of brick and a wood fence is proposed around a 
portion of the shelter to screen it from view.  The freestanding communication tower requires a CUP 
and the associated transformer and equipment building requires a variance due to its proposed location 
within a required front yard adjacent to 46th Avenue South.  No other campus alterations or 
modifications are proposed.  

RELATED APPROVALS. The site received approvals (BZZ-2979) in 2006, for numerous campus-
wide improvements.  The project primarily involved the renovation of the existing 129,627 square foot 
PreK-8 school and included additions of approximately 26,661 square feet to the school on the north 
and east elevations, including classrooms and enlarged classrooms, as well as a new entry adjacent to the 
bus drop-off and pick-up area.  A chapel with a cupola was also proposed as part of the project, as was a 
6,618 square foot addition to the existing 30,671 square foot hockey arena.  The following land use 
applications were approved for that project: (1) Amended CUP for a school in the R1 district; (2) CUP 
to increase the maximum permitted height of the proposed cupola/clock tower on the site to 61 feet 
tall and to allow an increase in building height for clerestory windows to 40 feet on the east elevation; 
(3) Variance of the required front yard along the east property line adjacent to West River Parkway 
South; (4) Variance to allow parking in the required corner side yard along the north property line 
adjacent to 42nd Street East; (5) Variance of the interior side yard setback along the south property line 
for an addition to the existing hockey rink to approximately 7.2 feet; (6) Variance to allow an increase in 
the maximum allowable fence height to 6.5 feet and to allow a fence greater than 8 feet in height on the 
property; (7) Site Plan Review for proposed additions to the existing school, hockey rink, parking lot and 
other site improvements. 
 
The site also received approvals (BZZ-4368) in 2009, to allow renovations and additions to the existing 
ice arena.  While the previous approval included improvements to the ice arena, they were the only 
improvements that were not completed as part of the larger campus-wide renovations.  This proposal 
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included additions that were slightly larger than those previously approved at 6,618 square feet as a total 
of approximately 10,294 square feet were proposed.  The following land use applications were approved 
for that project: (1) Amended CUP for an existing school in the R1 district; (2) Variance of the required 
front yard setback along the east property line adjacent to West River Parkway South; (3) Variance of 
the interior side yard setback along the south property line for an addition to the existing ice arena to 
approximately 7 feet; and (4) Site Plan Review for proposed additions to the existing ice arena. 
 
 
Planning Case # 

Application Description Action 

BZZ-2979 Conditional Use 
Permits, Variances 
and Site Plan Review 

Campus-wide 
improvements and 
renovations 

Approved. 

BZZ-4368 Conditional Use 
Permit, Variances 
and Site Plan Review 

Renovations and 
additions to an 
existing ice arena 

Approved. 

PUBLIC COMMENTS. Staff has not received any official correspondence from the Longfellow 
Community Council or any neighborhood letters prior to the printing of this report. A letter received 
from the Minneapolis Park & Recreation Board has been attached.  Any additional correspondence 
received prior to the public meeting will be forwarded on to the Planning Commission for 
consideration.  

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a 60 foot tall, freestanding monopole communication tower based on the following findings: 

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. 

Constructing a telecommunications tower on the property would not be detrimental to or 
endanger the public health, safety, comfort or general welfare.  The proposed tower is located 
approximately 145 feet from the west property line along 46th Avenue South and approximately 57 
feet from the south property line.   Further, the location of the tower is approximately 900 feet 
west of West River Parkway and approximately 1,150 feet west of the Mississippi River.  While the 
larger property is located in both the SH Overlay District and the MR Critical Overlay District, the 
proposed tower would be located outside both of the overlay boundaries (approximately 150 feet 
west of the MR boundary and approximately 750 feet west of the SH boundary). 

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 and orderly development and improvement of surrounding property for uses 
permitted in the district. 

Constructing a telecommunications tower on the property would not impede development or be 
injurious to the use and enjoyment of other property in the area. The telecommunications tower is 
designed as an enlarged flag pole and all antennae would be located within the monopole. Staff 
would recommend that the Planning Commission require that the monopole be painted a dark 
brown color to better blend into its surroundings given that the galvanized steel pole would stand 
out visually given the proposed diameter. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided.   

The applicant would be required to work closely with the Public Works Department, the Plan 
Review Section of CPED 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 taken to minimize traffic congestion in the public streets. 

This use should not have any impact on the amount of traffic coming to and from the site.  The 
applicant has indicated that once the tower has been constructed typically the site is inspected once 
monthly for purposes of routine maintenance. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The proposed development would be consistent with the following general land use policies of The 
Minneapolis Plan for Sustainable Growth:  

Land Use Policy 4.3: Develop and maintain the city’s technological and information 
infrastructure to ensure the long-term success and competitiveness of Minneapolis in 
regional, national and global markets. 
 

4.3.1  Promote the use of best available technology in upgrading communication linkages to 
the region and the world. 

4.3.2  Develop new and innovative means for city government to communicate with 
businesses. 

4.3.3  Develop technological and information infrastructure in order to offer high quality 
working environments for businesses. 

4.3.4  Electronically link schools, libraries and community centers into telecommunications and 
information infrastructure. 

 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 
 

In addition to the required findings for a CUP, approval of a telecommunications tower/antenna requires 
the applicant to submit written documentation indicating compliance with the following standards: 

535.530. Specific standards for conditional uses.  All communication towers and 
antennas requiring a conditional use permit shall be subject to the provisions of 
Chapter 525, Administration and Enforcement, and the submittal requirements of 
section 535.510(b).  In addition, the applicant shall comply with the following standards 
and submit written documentation indicating such compliance: 

1. Tower type.  Communication towers shall be of a monopole design.  The city planning commission may 
consider the substitution of alternative tower types in cases where structural, radio frequency, and design 
considerations, location or the number of co-locators suggests a tower other than a monopole. 

The applicant is proposing to replace an existing flagpole and construct a 60-foot tall monopole. The 
proposed monopole would accommodate internally located antennas and a flag would be placed on 
top of the monopole.   
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2. Co-location of communication antennas.  Shared use of existing communication towers shall be preferred to 
the construction of a new tower. 

The applicant has indicated that there are no existing telecommunications towers located within a ¾ 
of a mile radius of the proposed site.  There is only one tower within a one mile radius (Crown 
Caste located at 44th and Hiawatha) and that tower is outside of Verizon’s search area.  The 
applicant states that it isn’t conductive to co-location as it doesn’t meet Verizon’s coverage 
objectives.  Verizon already has a site in close proximity to that tower so that area is already 
sufficiently covered. 

3. Height of freestanding towers and antennas. 

a. Residence, office residence and commercial districts.  The height of freestanding communication 
towers and antennas located in the residence, office residence and commercial districts shall not 
exceed seventy-five (75) feet. 

b. Industrial districts.  The height of freestanding communication towers and antennas located in 
the industrial districts shall not exceed one hundred (100) feet. 

c. Excess height.  The city planning commission may increase the height of freestanding towers 
and antennas, provided that in the residence, office residence and commercial districts such 
increase shall not exceed the maximum height by more than fifty (50) percent.  The applicant 
shall submit an inventory of existing and approved communication towers within a one (1) mile 
radius of the proposed site outlining opportunities for shared use as an alternative to the 
construction of a new tower, and shall demonstrate to the satisfaction of the city planning 
commission the following:  

1. The proposed antenna cannot be accommodated on an existing or approved tower 
due to one or more of the following reasons: 

i. The unwillingness of the owner of the existing or approved tower to co-locate 
an additional antenna. 

ii. The planned antenna would exceed the structural capacity of existing or 
approved tower. 

iii.  The planned antenna would cause radio frequency interference with other 
existing or planned equipment, which cannot reasonably be prevented. 

iv. Other reasons affecting technical performance, system coverage and system 
capacity make it impractical to place the proposed equipment on existing or 
approved towers. 

v. The proposed co-location on an existing or approved tower would not conform 
to the requirements of the zoning ordinance. 

2. The surrounding topography, structures, vegetation and other factors make a tower 
that complies with the district height regulations impractical. 

3. The proposed tower is designed to structurally accommodate both the applicant’s 
antenna and at least one (1) additional user.  The applicant shall submit a letter 
indicating the proposed tower is available for co-location with a phone number for 
interested parties to call. 
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In the R1 zoning district a telecommunications tower may be constructed up to 75 feet in height.  
The applicant is proposing to construct a 60-foot tall telecommunications tower that is designed as 
an enlarged flag pole and all antennae would be located within the monopole.  As noted above, the 
applicant has submitted documentation indicating that there are no existing telecommunications 
towers within ¾ of a mile of the proposed tower. The closest tower is too far from the search area 
and too close to an existing Verizon site for it to be a viable location for antenna co-location. The 
applicant has submitted a letter indicating that the tower is being designed to accommodate another 
telecommunications carrier. 

4. Height of all other towers and antennas allowed by conditional use.  The maximum height of all other towers 
and antennas shall be as approved by conditional use permit. 

Not applicable. 

535.540. Development standards for all permitted and conditional communication towers, 
antennas and base units.   

In addition to the standards of sections 535.490, 535.500 and 535.530 above, all communication towers, 
antennas and base units shall be subject to the following standards: 

 

1. Encroachments and setbacks. 

a.  The tower site and setback shall be of adequate size to contain guyed wires, debris and the 
tower in the event of a collapse. 

 

The site is of an adequate size to contain the telecommunications tower and the related base 
equipment without posing a problem to adjacent properties as the proposed tower is located 
approximately 145 feet from the west property line along 46th Avenue South and approximately 
57 feet from the south property line.    

 

b. Communication towers shall maintain a minimum distance from the nearest residential 
structure equal to twice the height of the tower.  For the purposes of this article, residential 
structures shall also include any parking structure attached to a principal residential structure. 

 

With a 60-foot high tower the minimum distance between it and any residential structure must 
be at least 120 feet.  The proposed tower is located approximately 150 feet away from the 
residential structure to the south and over 200 feet from the nearest residential structure to 
the west. 

 

c. No part of any communication tower, antenna, base unit, equipment, guyed wires or braces 
shall extend across or over any part of a public right-of-way. 

 

No part of the telecommunications tower or base equipment extends across or over any public 
right-of-way. 
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d. Communication towers, antennas and base units shall comply with applicable regulations as 
established by the Federal Aviation Administration. 

The applicant had indicated that the project will be in compliance with the regulations 
established by the Federal Aviation Administration (FAA) and that FAA approval would be 
obtained prior to construction of the proposed tower and associated equipment. 

 

e. Communication towers, antennas and base units shall comply with the minimum yard 
requirements of the district in which they are located. 

 

The minimum front yard setback in the R1 district is 25 feet and the minimum interior side yard 
setback in the R1 district is 6 feet.  The tower would be located approximately 145 feet from 
the west property line (front yard) along 46th Avenue South and approximately 57 feet from the 
interior south property line.   The equipment building would be located approximately 26 feet 
from the west property line (front yard) and 11 feet from the interior south property line. A 
new transformer and the equipment building that is associated with the proposed 
communication facility requires a front yard setback variance as it is located up to the property 
line along 46th Avenue South.  The variance findings are addressed below. 

 

2. Compatibility with nearby properties.  Communication towers, antennas and base units shall utilize building 
materials, colors and textures that are compatible with the existing principal structure and that effectively 
blend the tower facilities into the surrounding setting and environment to the greatest extent possible.  Metal 
towers shall be constructed of, or treated with, corrosive resistant material.  Outside of the industrial districts, 
unpainted, galvanized metal, or similar towers shall be prohibited, unless a self-weathering tower is 
determined to be more compatible with the surrounding area. 

Verizon Wireless would be replacing the existing flagpole located on the southwest side of the 
property with a 60-foot freestanding monopole communication tower, and the tower would be 
accompanied by a 12 foot by 16 foot or approximately 192 square foot equipment building and a 
new associated transformer.  The antennas would be internally located.  Staff would recommend 
that the that the Planning Commission require that the monopole be painted a dark brown  color to 
better blend into its surroundings given that the galvanized steel pole would stand out visually given 
the proposed diameter.  The proposed equipment building would be composed of a red brick and a 
wood fence is proposed around a portion of the shelter to further screen it from view.  Existing 
vegetation would screen the shelter as well. 

3. Screening and landscaping.  A screening and landscaping plan designed to screen the base of the tower and 
the base unit shall be submitted.  The plan shall show location, size, quantity and type of landscape 
materials.  Landscape materials shall be capable of screening the site all year.  One row of evergreen shrubs 
or trees capable of forming a continuous hedge at least six (6) feet in height within two (2) years of planting 
shall be provided to effectively screen the base of the tower and the base unit, except for towers and 
antennas designed for private reception of television and radio signals and used for amateur or recreational 
purposes.  A maintenance plan for the landscape materials shall also be submitted.  The city planning 
commission may consider the substitution of other architectural screening plans such as a decorative fence or 
masonry wall in lieu of planted materials. 

The applicant is not proposing to landscape around the base of the tower given its proximity to the 
track and recreational playing field. The applicant is proposing to replace an existing flagpole and 
install a 60 foot tall monopole that would accommodate internally located antenna; a flag would be 



Department of Community Planning and Economic Development 
BZZ-6506 

 

 

 
8 

placed on top of the monopole.  The base equipment would be concealed within a brick equipment 
shelter and within the confines of a wood fence.  All of the cables that run between the base 
equipment and the tower would be located underground. 

4. Rooftop mounted towers and antennas.  Rooftop mounted communication towers and antennas shall not be 
located on residential structures less than fifty (50) feet in height, except for towers and antennas designed 
for private reception of television and radio signals and used for amateur or recreational purposes. 

Not applicable. 

5. Facade mounted antennas. 

a. Mounted on freestanding towers and poles.  A facade mounted antenna shall not extend above 
the facade of the tower or pole on which it is mounted, but otherwise may project outward 
beyond such facade. 

 

 All antennae would be internally located within the proposed monopole.  

  

b. Mounted on all other structures.  A facade mounted antenna shall be mounted flush against 
the structure on which it is mounted and shall not extend beyond the facade of such structure, 
except that antennas designed for private reception of television and radio signals, used for 
amateur or recreational purposes, may extend above the facade of the structure. 

 

 Not applicable. 

 

6. Base units.  Base units shall not exceed five hundred (500) square feet of gross floor area.  The city may 
require as a condition of approval that base units be located underground. 

According to the applicant, the base equipment would occupy an area that measures approximately 
12 feet by 16 feet or approximately 192 square feet. 

7. Security.  All sites shall be reasonably protected against unauthorized climbing.  The bottom of the tower, 
measured from ground level to twelve (12) feet above ground level, shall be designed in a manner to 
discourage unauthorized climbing.  

Climbing pegs would not be installed as part of this project. 

8. Signage.  Advertising or identification of any kind on towers, antennas and base units shall be prohibited, 
except for applicable warning and equipment information signage required by the manufacturer or by 
federal, state or local regulations. 

The applicant had indicated that they will affix only the applicable warning signs necessary on the 
telecommunications tower and antennas as required by city, state or other local governmental 
agencies. 

9. Lighting.  Communication towers and antennas shall not be illuminated by artificial means, except when 
mounted on an existing light pole or where the illumination is specifically required by the Federal Aviation 
Administration or other federal, state or local regulations. 

 



Department of Community Planning and Economic Development 
BZZ-6506 

 

 

 
9 

There will be a light at the base of the tower to illuminate the flag at the top of the pole. 

10. Heritage Preservation Ordinance compliance.  Communication towers and antennas proposed for any locally 
designated historic structures or locally designated historic districts shall be subject to all requirements of the 
city’s Heritage Preservation Ordinance. 

The State Historic Preservation Office (SHPO) has evaluated this site.  In a letter dated March 17, 
2014, the Manager of the Government Programs and Compliance for the SHPO indicated that no 
historic properties will be affected by this project.  The letter further states that due to existing 
vegetative cover and existing buildings, that the proposed flagpole style wireless tower would not be 
visible from either historic district that is located within a ½ mile of the subject site.  The two 
historic districts include the Grand Rounds Mississippi Segment (which has been determined eligible 
for listing in the National Register of Historic Places - NRHP) and the Minnehaha Historic District 
(which is listed in the NRHP). 

11. Radio frequency emissions and noninterference.  The applicant shall comply with all applicable Federal 
Communication Commission standards.  

The applicant has indicated that they will meet all regulations established by the Federal 
Communications Commission. 

12. Public safety communication system.  The location of the proposed antenna, if located on publicly owned 
property, shall not be needed for use by the public safety communication system, or if needed, it shall be 
determined by the director of public works that co-location of the proposed antenna with a public safety 
antenna is agreeable. 

Not applicable. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the required front yard setback adjacent to 46th Avenue South to allow a transformer and 
equipment building (associated with the monopole communication tower and equipment building) based 
on the following findings: 
 

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 applicant proposes to locate a transformer within the required front yard setback adjacent to 
46th Avenue South.  The transformer is approximately 2 feet wide by 3 and a half feet tall; 
transformers are not permitted obstructions in required front yards.  Typically, the front yard 
setback requirement in the R1 District is 25 feet, but in this circumstance the property is subject to 
a front yard increase per Section 546.160(b) due to the residential property to the south.  The 
applicant proposes to locate the transformer up to the property line and the proposed equipment 
building would be located approximately 26 feet from the west property line.  Practical difficulties 
exist in complying with the ordinance as Xcel Energy requires that they have easy access to its 
facilities 24 hours per day, 7 days per week. The circumstances requiring the setback variance are 
unique as the applicant must upgrade an existing transformer in the same general location to serve 
the proposed communication tower. Further, the proposed equipment building is setback further 
than what the R1 District would typically require. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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 proposal to reduce the front yard setback along the west property line for a proposed 
transformer and equipment building is reasonable given the specific circumstances and would be in 
keeping with the spirit and intent of the ordinance and the comprehensive plan.  The applicant 
proposes to paint the transformer green to mitigate the appearance and to help it blend into the 
existing vegetation on the property. 

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 proposal to allow a new transformer and equipment building in the required front yard to serve 
the proposed communication tower would not adversely alter the essential character of the locality 
or be injurious to the use or enjoyment of other property in the vicinity, nor would it be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property 
or nearby properties.  The transformer replaces an existing transformer that is located in the same 
general vicinity and it will be painted green to blend into the vegetation that currently exists on the 
premises. 

 
RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Conditional Use Permit: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a conditional use permit 
to allow a new 60 foot tall, freestanding monopole communication tower on the property located at 
4200 West River Parkway, 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 two years 
of approval. 

2. The monopole shall be painted a dark brown color to better blend into its surroundings. 

3. All antennae shall be internally located. 

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 allow a 
transformer and equipment building (associated with the monopole communication tower) within the 
required front yard adjacent to 46th Avenue South on the property located at 4200 West River Parkway, 
subject to the following condition: 

1. The transformer shall be painted green. 
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ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Plans 
4. Photo simulations 
5. Correspondence 
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