
 

Date Application Deemed Complete April 1, 2014 Date Extension Letter Sent April 9, 2014 

End of 60-Day Decision Period May 31, 2014 End of 120-Day Decision Period July 30, 2014 

 

CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 912 East 24th Street, 2301 Elliot Avenue South, 2218-20 10th Avenue South, 
1000 East 24th Street and 2321 10th Avenue South 

Project Name:  Village Market 
Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 
Applicant:  Omar Sabri with Eagle Management 
Project Contact:   Scott Nelson with DJR Architecture, Inc. 
Request:  8,805 square foot addition to an existing shopping center and an expansion of 

the surface parking lot. 
Required Applications: 
Expansion of a 
Legal 
Nonconforming 
Use 

To add approximately 8,805 square feet of floor area to an existing shopping 
center in the I1 Light Industrial zoning district. 

Rezoning To add the TP Transitional Parking Overlay District to the property located at 
2218 10th Avenue South. 

Conditional Use 
Permit 

For a parking lot in the TP Transitional Parking Overlay District. 

Site Plan Review For an 8,805 square foot addition to an existing shopping center. 
Vacation Vacating part of the alley partly dedicated in Block 2, Chicago Avenue 2nd 

Addition, and partly deeded in said addition, bounded by 10th Ave. S., Elliot 
Ave. S., and 24th St. E. 

 

SITE DATA 
 

Existing Zoning 

I1 Light Industrial District, IL Industrial Living Overlay District and NP North 
Phillips Overlay District 
R2B Two Family District, TP Transitional Parking Overlay District and NP 
North Phillips Overlay District 

Lot Area 102,390 square feet / 2.35 acres 
Ward(s) 6 
Neighborhood(s) Ventura Village; adjacent to Midtown Phillips 
Designated Future 
Land Use Transitional Industrial and Urban Neighborhood 

Land Use Features Community Corridor (Chicago Avenue, one block to the west) 
Small Area Plan(s) None 

  

CPC Agenda Item #6 
May 19, 2014 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in south Minneapolis along 
East 24th Street.  The property stretches between 10th Avenue South and Elliot Avenue South and 
occupies the southern portion of the block. The site is currently used as a shopping center with 
accessory surface parking. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by residential 
properties and small-scale commercial uses. The site is located in the Ventura Village neighborhood and 
is adjacent to the Midtown Phillips neighborhood. 

PROJECT DESCRIPTION. The applicant is proposing to construct an addition to the existing 
building.  The addition would be constructed on the corner of East 24th Street and 10th Avenue South.  
The addition would be two stories and would connect the existing Gullet Deli and Grocery to the rest 
of the building. In 2001, when the building was first converted from a manufacturing use to what it is 
today, it was determined that one of the uses within the building was a farmer’s market per the 
Minneapolis Zoning Code. However, in June of 2006, as farmer’s markets were becoming more popular 
in the City of Minneapolis, the City Council defined the use and established them as an open-air 
establishment. Given this change in policy, it has been determined that the use is now classified as a 
shopping center per the Minneapolis Zoning Code. 

The property where the building and the proposed addition are located is zoned I1 Light Industrial 
District. Shopping centers are not allowed in the I1 zoning district therefore the applicant has applied 
for an expansion of a non-conforming use application. In addition to the building addition the applicant is 
proposing to add the TP Transitional Parking Overlay District to the parcel located at 2218 10th Avenue 
South in order to expand the surface parking lot.  Parking lots in the TP Transitional Parking Overlay 
District require a conditional use permit. Both the building and parking lot expansions require site plan 
review. 

The applicant has also applied to vacate the southern portion of the alley that currently leads out to 
Elliot Avenue South and redirect it towards 10th Avenue South. The new portion of the alley would be 
constructed over a portion of the property located at 2218 10th Avenue South.  By realigning the alley it 
will no longer separate the parking area for the building from the building itself. 

As a result of several conversations regarding traffic and parking, trash and loitering, CPED continued 
the public hearing for all of the applications from the April 24, 2013, City Planning Commission meeting 
in order for further conversations to take place between the applicant, Council Member’s offices, the 
neighborhood groups and City staff. Since that time the size of the addition has been reduced from 
12,000 square feet to 8,805 square feet. This change does not require any additional land use 
applications. 

RELATED APPROVALS. In March of 2001, the City Planning Commission approved a conditional 
use permit, parking variance and a site plan review application for a mixed-use building including an 
indoor farmer’s market, a grocery store, food and beverage uses, offices, warehousing and light 
manufacturing space. The parking variance that was approved was from 138 spaces to 42 spaces. 

In January of 2004, the City Planning Commission approved a rezoning application to add the TP 
Transitional Parking Overlay District to the parcels located at 1000 and 1010 East 24th Street and 2321 
10th Avenue South, an amendment to the previously approved conditional use permit to convert the 
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warehousing and light manufacturing space within the building into additional commercial space, a 
number of variances including a new parking variance and site plan review. The parking variance that was 
approved was from 244 spaces to 102 spaces where 96 spaces were already varied. The City Council 
approved the rezoning application in February of 2004. 

In May of 2004, the City Council approved a rezoning application to add the TP Transitional Parking 
Overlay District to the parcel located at 2220 10th Avenue South. This allowed the parking lot for the 
shopping center to be expanded onto this property. 

PUBLIC COMMENTS. Public comments have been submitted regarding the project. Any other 
correspondence received prior to the public meeting will be forwarded on to the City Planning 
Commission for consideration. 

ANALYSIS 

EXPANSION OF A NONCONFORMING USE 
The Department of Community Planning and Economic Development has analyzed the application to 
expand a non-conforming use to add approximately 8,805 square feet of floor area to an existing 
shopping center in the I1 Light Industrial zoning district based on the following findings: 

1. A rezoning of the property would be inappropriate. 

To make the property conforming as to zoning it would need to be rezoned to a commercial zoning 
district. The future land use map in The Minneapolis Plan for Sustainable Growth designates this site as 
Transitional Industrial. The surrounding area is designated as primarily Urban Neighborhood or 
Public and Institutional. Transitional Industrial areas are industrial areas located outside of Industrial 
Employment Districts. These areas may eventually evolve to other uses compatible with surrounding 
development. Although they may remain industrial for some time, they will not have the same level 
of policy protection as areas within industrial districts. The closest land use feature to this site is 
Chicago Avenue which is a designated Community Corridor. Community Corridors are primarily 
residential with intermittent commercial uses clustered at intersections in nodes. Commercial uses 
along these corridors are generally small-scale retail sales and services uses that serve the immediate 
neighborhood. Rezoning the site to a commercial zoning district would not be appropriate for the 
area. 

2. The enlargement, expansion, relocation, structural alteration or intensification will be compatible with 
adjacent property and the neighborhood. 

The site is surrounded by residential properties and small-scale commercial uses. There are 
commercial uses located on the south side of East 24th Street across from the site. Both of these 
commercial buildings are two stories in height. The proposed addition will be two stories in height 
and located on the corner of East 24th Street and 10th Avenue South. The expansion will be 
compatible with adjacent properties and the neighborhood. 

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 location of the expansion will be on the corner of East 24th Street and 10th Avenue South. The 
first floor of the building will be used for additional retail space and the second floor of the building 

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#MICOOR_TIT20ZOCO_CH531NOUSST_531.50EXALNOUSST
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will be used for office space. The proposed uses will not result in significant increases of adverse, 
off-site impacts such as noise, dust or odors. 

The addition will replace an existing six space surface parking area that has access drives on both 
East 24th Street and 10th Avenue South. The location of this parking area is problematic in that 
drivers will circulate through the parking lot, utilizing both East 24th Street and 10th Avenue South, 
until a spot opens up. While the addition will eliminate the six parking spaces in the lot, overall the 
number of parking spaces on the site will increase by 16 spaces. In addition to adding 16 parking 
spaces on the site, other improvements are being proposed that will reduce adverse, off-site impacts 
such as traffic and parking congestion. These improvements include physically separating the public 
alley from the site, installing a pay booth at the entrance to the parking lot, designing the parking lot 
so it is continuous from 10th Avenue South to Elliot Avenue South and making the parking lot a one 
way. A Travel Demand Management Plan (TDMP) was approved for the site in 2003. As part of this 
proposal a new TDMP is being prepared. Prior to any building permits being issued for this site, 
both CPED and Public Works will review and approve the plan. 

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 location of the expansion will be on the corner of East 24th Street and Elliot Avenue South. The 
addition will be two stories and will connect the existing Gullet Deli and Grocery to the rest of the 
building. The addition will have windows on both street frontages which will maximize natural 
surveillance and visibility. The design of the addition will improve the appearance of the 
neighborhood. 

The addition will replace an existing six space surface parking area. It has been reported that this 
area of the property attracts crime and loitering. The addition will be located up to the corner of 
East 24th Street and 10th Avenue South. The addition will reinforce the street wall, maximize natural 
surveillance and visibility and facilitate pedestrian access and circulation. The placement and design of 
the addition will improve the stability of the neighborhood. 

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. 

The building is located on property zoned I1 Light Industrial District, IL Industrial Living Overlay 
District and NP North Phillips Overlay District. The IL Industrial Living Overlay District does allow 
residential uses, however, no dwelling units are proposed as part of this expansion. 

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. 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a 
rezoning to add the TP Transitional Parking Overlay District to the property located at 2218 10th 
Avenue South based on the following findings: 

1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
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The future land use map in The Minneapolis Plan for Sustainable Growth designates this site as Urban 
Neighborhood. Rezoning the subject property to add the TP Transitional Parking Overlay District 
to the property, while maintaining the underlying R2B zoning district on the parcel in order to 
accommodate additional parking for the shopping center, would be consistent with the applicable 
policies of The Minneapolis Plan for Sustainable Growth. The following principles and policies outlined 
in the plan apply to this proposal: 

Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible with 
nearby properties, neighborhood character, and natural features; minimizes pedestrian and 
vehicular conflict; promotes street life and activity; reinforces public spaces; and visually 
enhances development. 

Land Use Policy 1.6: Recognize that market conditions and neighborhood traditions 
significantly influence the viability of businesses in areas of the city not designated as 
commercial corridors and districts. 

1.6.1 Allow for retention of existing commercial uses and zoning districts in designated Urban 
Neighborhood areas, to the extent they are consistent with other city goals and do not 
adversely impact surrounding areas. 

1.6.2 In parts of the city outside of designated corridors, nodes, and centers, limit territorial 
expansions of commercial uses and districts. 

Transportation Policy 2.8: Balance the demand for parking with objectives for 
improving the environment for transit, walking and bicycling, while supporting the 
city’s business community. 

2.8.1 Implement off-street parking regulations which provide a certain number of parking spaces 
for nearby uses, while still maintaining an environment that encourages bicycle, pedestrian, and 
transit travel. 

2.8.7 Promote transit, walking, and biking as safe and comfortable transportation alternatives 
through reduced parking requirements, encouragement of employee transit incentive programs, 
and improved facilities. 

2.8.8 Encourage employers to offer economic incentives that support transit use, such as 
providing employee transportation allowances as alternatives to free parking. 

2.8.9 Ensure that parking facilities do not under-price their parking fees as compared to transit 
fares except to support carpooling and vanpooling as primary commuting modes. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

The amendment will allow the applicant to expand the surface parking lot onto this property. 
Providing more on-site parking will alleviate neighborhood concerns about a lack of parking for the 
shopping center. 

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. 
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Properties in the area are zoned R2B Two-family District, R4 Multiple-family District, R6 Multiple-
family District, OR2 High Density Office Residence District and I1 Light Industrial. In May of 2004, 
the City Council approved a rezoning application to add the TP Transitional Parking Overlay District 
to the parcel located at 2220 10th Avenue South. This property is immediately adjacent to the 
subject site. This rezoning allowed the parking lot for the shopping center to be expanded. As 
previously noted, the underlying R2B zoning district would be maintained on the subject property 
and the TP Transitional Parking Overlay District would be added to the site. The subject site would 
be combined with the larger development site and would be used for additional parking for the 
shopping center. The site is surrounded by residential properties and small-scale commercial uses. 

Given the surrounding zoning classifications, the context and uses in the area, as well as adopted 
policy, the TP Transitional Parking Overlay District, due to its association with the larger abutting 
development, would be appropriate and compatible in this location. Further, the applicant has 
provided a landscape buffer with screening between the proposed expanded parking area and the 
residential property to the north. In addition, the proposed realignment of the public alley would be 
constructed between the expanded parking area and the residential property to the north. 

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. 

In general, there are reasonable uses of the property allowed under the R2B zoning classification. 
However, the request to rezone the property to add the TP Transitional Parking Overlay District, 
while maintaining the underlying R2B zoning in order to allow for additional parking accessory to the 
shopping center, is also reasonable. 

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 surrounding area is and has primarily remained a residential neighborhood with small-scale 
commercial uses scattered throughout. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for a parking lot in the TP Transitional Parking Overlay District 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. 

The proposal to expand the surface parking lot onto the property located at 2218 10th Avenue 
South will not be detrimental to or endanger the public health, safety, comfort or general welfare. 
There will be landscaping and a fence located between the proposed expanded parking area and the 
residential property to the north. In addition, the proposed realignment of the public alley would be 
constructed between the expanded parking area and the residential property to the north 

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. 

The proposal to expand the surface parking lot onto the property located at 2218 10th Avenue 
South 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. The 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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applicant is proposing to install landscaping and a fence between the expanded parking area and the 
residential property to the north. Other improvements to the parking area are being proposed that 
will reduce adverse, off-site impacts. These improvements include physically separating the public 
alley from the site, installing a pay booth at the entrance to the parking lot, designing the parking lot 
so it is continuous from 10th Avenue South to Elliot Avenue South and making the parking lot a one 
way. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

The Public Works Department has reviewed the preliminary plan and will review the final plan for 
compliance with standards related to access and circulation, drainage, and sewer/water connections. 
The applicant will be required to continue 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 should the applications be approved. This would be required to ensure that all 
procedures are followed and that the development complies with all city and other applicable 
requirements. The applicant is aware that all applicable plans are expected to incorporate any 
applicable comments or modifications as required by the Public Works Department. 

A Travel Demand Management Plan (TDMP) was approved for the site in 2003. As part of this 
proposal a new TDMP is being prepared. Prior to any building permits being issued for this site, 
both CPED and Public Works will review and approve the plan. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

Improvements to the parking area are being proposed that will minimize traffic congestion in the 
public streets. These improvements include physically separating the public alley from the site, 
installing a pay booth at the entrance to the parking lot, designing the parking lot so it is continuous 
from 10th Avenue South to Elliot Avenue South and making the parking lot a one way. 

There will be a total of 118 parking spaces on site. This is a net increase of 16 parking spaces from 
what there is on site today. The applicant is also proposing to have 27 bicycle parking spaces on the 
site. Further, the site is located in close proximity to several bus lines with the closest routes 
running along Chicago Avenue South and East Franklin Avenue. 

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 1.6: Recognize that market conditions and neighborhood traditions 
significantly influence the viability of businesses in areas of the city not designated as 
commercial corridors and districts. 

1.6.1 Allow for retention of existing commercial uses and zoning districts in designated Urban 
Neighborhood areas, to the extent they are consistent with other city goals and do not 
adversely impact surrounding areas. 

1.6.2 In parts of the city outside of designated corridors, nodes, and centers, limit territorial 
expansions of commercial uses and districts. 

Transportation Policy 2.8: Balance the demand for parking with objectives for 
improving the environment for transit, walking and bicycling, while supporting the 
city’s business community. 
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2.8.1 Implement off-street parking regulations which provide a certain number of parking spaces 
for nearby uses, while still maintaining an environment that encourages bicycle, pedestrian, and 
transit travel. 

2.8.7 Promote transit, walking, and biking as safe and comfortable transportation alternatives 
through reduced parking requirements, encouragement of employee transit incentive programs, 
and improved facilities. 

2.8.8 Encourage employers to offer economic incentives that support transit use, such as 
providing employee transportation allowances as alternatives to free parking. 

2.8.9 Ensure that parking facilities do not under-price their parking fees as compared to transit 
fares except to support carpooling and vanpooling as primary commuting modes. 

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

If the requested land use applications are approved, the proposal will comply with all provisions of 
the R2B Two Family District, TP Transitional Parking Overlay District and NP North Phillips 
Overlay District. 

The TP Transitional Parking Overlay District standards require that the parcel on which the parking 
lot is located shall have a side lot line that abuts the zoning district served or shall be part of the 
zoning lot served, the width of the parking lot shall not exceed 75 feet, the use of the parking lot 
shall be restricted to the parking of passenger automobiles only; no commercial vehicles shall be 
parked or stored, the parking lot shall be closed with a secured gate or other appropriate 
mechanism between the hours of 10:00 p.m. and 6:00 a.m., except as specifically authorized by the 
conditional use permit, the parking lot shall at no time be used for outdoor sales, display or storage, 
each entrance to and exit from the parking lot shall be located at least 20 feet from any adjacent 
property located in a residence or office residence district and the parking lot shall be landscaped 
and screened pursuant to the provisions of Chapter 530, Site Plan Review. All of these standards are 
being met. 

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 – Meets requirements with Conditions of Approval 

The existing building is located up to the property lines along East 24th Street and Elliot Avenue 
South. However, the building is setback between 60 and 75 feet from the property line along 
10th Avenue South. There are no windows located along the Elliot Avenue South side of the 
building and there are very few windows located on the other three sides of the building. The 
addition will be located up to the corner side property line along East 24th Street and within 
eight feet of the front property line along 10th Avenue South. The addition will reinforce the 
street wall, maximize natural surveillance and visibility and facilitate pedestrian access and 
circulation. 
The addition will be located up to the corner side property line along East 24th Street and within 
eight feet of the front property line along 10th Avenue South. 

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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Located between the building addition and the front property line along 10th Avenue South 
there will bicycle racks. There is an existing freestanding sign located near the corner of the 
property facing 10th Avenue South. The applicant is proposing to keep this sign. CPED is 
recommending that a raised planter area be constructed around the base of the sign. The raised 
planter area should encompass the entire area between the property lines, the building addition 
and the walkway leading to the building along 10th Avenue South. 
There are several principal entrances leading into and out of the building along East 24th Street, 
10th Avenue South and the north side of the building facing the parking lot. 
The on-site parking area is located towards the interior of the site. 
The addition will be two stories in height. There will be windows on all three sides of the 
addition. Awnings are proposed over the windows which will help tie the addition to the 
existing building. 
There are no areas of the building addition that are over 25 feet in length and blank. 
The existing building consists of several exterior materials including painted brick, concrete 
block and lap siding. In addition to several materials, the building has been painted several 
different colors. The exterior materials proposed for the addition include brick veneer and 
stucco. Since there are already several exterior materials used on the building, CPED is 
recommending that the entire addition be made out of brick. It is also being recommending that 
the applicant work with CPED to try and minimize the number of colors used on the exterior of 
the building. 
All four sides of the building look different than one another. Given this, CPED is recommending 
that the entire addition be made out of brick so as to not introduce another exterior material 
to the building. Adding stucco would further exacerbate the lack of consistency of the materials 
on all sides of the building. 
Plain face concrete block will not be used as an exterior material on the addition. 
The windows in the building addition are vertical in nature and are evenly distributed along the 
building walls. See Table 1. 
The entire ground floor of the building addition facing both East 24th Street and Elliot Avenue 
South contains active functions. 
The majority of the building has a flat roof however; a small portion of it has a barrel roof. The 
addition will have a flat roof. 

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

 Code Requirement Proposed 
Nonresidential 
Uses   

1st Floor facing East 
24th Street 30% minimum 154 sq. ft. 30% 154 sq. ft. 

1st Floor facing Elliot 
Avenue South 30% minimum 137 sq. ft. 34% 153 sq. ft. 

2nd Floor facing East 
24th Street 10% minimum 77 sq. ft. 19% 144 sq. ft. 

2nd Floor facing Elliot 
Avenue South 10% minimum 68 sq. ft. 26% 180 sq. ft. 

Access and Circulation – Meets requirements with Conditions of Approval 

There are several principal entrances leading into and out of the building along East 24th Street, 
10th Avenue South and the north side of the building facing the parking lot. Some of the existing 
entrances are directly connected to the public sidewalk but some are not. The entrances that 
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will be added to the building as a result of the addition will be connected to the public sidewalk. 
There is an existing entrance located on the north side of the building near Elliot Avenue South. 
It is not connected to the public sidewalk via a walkway. However, with the proposed site work 
there is an opportunity to add a walkway through the landscaped area that will connect this 
entrance to the public sidewalk. CPED is recommending that this walkway be installed. 
There are no transit shelters being proposed as part of the building addition as the site is not 
located directly on a transit route. 
Currently, there are four separate parking areas associated with the shopping center. As part of 
the project, improvements are being proposed that will eliminate the parking area on the 
northwest corner of East 24th Street and 10th Avenue South and combine the fragmented 
parking areas on Elliot Avenue South and 10th Avenue South. These improvements include 
physically separating the public alley from the site, installing a pay booth at the entrance to the 
parking lot, designing the parking lot so it is continuous from 10th Avenue South to Elliot Avenue 
South and making the parking lot a one way. 
Technically, the parking lots associated with the development do not have access to the public 
alley on the block but the alley does directly abut the north side of the building. As part of the 
project the applicant is proposing to physically separate the public alley from the site by vacating 
the southern portion of it and realigning it out towards 10th Avenue South. The applicant is 
proposing to have a gate located on the north side of the parking lot that can be used to access 
the public alley. The purpose of the gate is to allow for adequate snow plowing of the parking 
area located at 2221 Elliot Avenue South which the applicant will be responsible for. CPED is 
recommending that this gate remain locked except for when snow plowing activities need to 
occur. 
The applicant is proposing to have approximately 5,923 square feet of green space on the site or 
approximately six percent of the site. 

Landscaping and Screening – Requires alternative compliance 

The zoning code requires that at least 20 percent of the site not occupied by the building be 
landscaped. The landscaping requirement for this site is 7,560 square feet. The applicant is 
proposing 5,923 square feet of landscaping, or approximately 16 percent of the site not 
occupied by the building. The tree and shrub requirement is 15 trees and 76 shrubs. The 
applicant does not have a detailed landscape plan prepared. CPED is recommending that the 
tree and shrub requirement be met on site. Alternative compliance is required for the overall 
amount of landscaping provided on the site. 
A seven-foot wide landscaped yard is required when a parking or loading facility is fronting along 
a public street, public sidewalk or public pathway. In the areas abutting 10th Avenue South and 
Elliot Avenue South, where the parking lot is being expanded, there is at least a seven-foot wide 
landscaped yard along the public street. 
Screening that is three feet in height and not less than 60 percent opaque is required when a 
parking or loading facility is fronting along a public street, public sidewalk or public pathway. The 
applicant is proposing to install a four-foot high decorative metal fence with landscaping along 
both 10th Avenue South and Elliot Avenue South. The applicant does not have a detailed 
landscape plan prepared. CPED is recommending that the screening requirement be met on site. 
Not less than one tree shall be provided for every 25 linear feet of parking lot frontage. The 
parking lot has 240 feet of frontage along 10th Avenue South and 55 feet of frontage along Elliot 
Avenue South. The tree requirement is 10 and two respectively. The applicant does not have a 
detailed landscape plan prepared. CPED is recommending that the tree requirement be met on 
site. 
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A seven-foot wide landscaped yard is required when a parking or loading facility is abutting or 
across an alley from a residence or office residence district, or any permitted or conditional 
residential use. The landscaped yard on the northwest side of the parking lot is three feet in 
width. This is an existing condition of the site. The proposed landscaped yard on the northeast 
side of the parking lot, north of the proposed alley, is 10 feet in width. The proposed landscaped 
yard on the northeast side of the parking lot, south of the proposed alley, is three feet in width. 
The width of the proposed drive aisle, on the east side of the property, is 27 feet 10 inches.  
CPED is recommending that the driveway be reduced at least three-and-a-half feet in width so 
the landscaped yard is a minimum of seven feet in width. 
Screening that is six feet in height and not less than 95 percent opaque is required when a 
parking or loading facility is abutting or across an alley from a residence or office residence 
district, or any permitted or conditional residential use. The screening on the northwest side of 
the parking lot consists of an existing six-foot tall solid wood fence where located outside of the 
required front yard. Much of this fence is falling over. CEPD is recommending that the fence be 
repaired per the fence plan submitted as part of this application. The applicant is proposing to 
install a six-foot tall vinyl coated chain link fence with landscaping on both the north and south 
sides of the public alley on the northeast side of the parking lot. The applicant does not have a 
detailed landscape plan prepared. CPED is recommending that the screening requirement be 
met on site. 
In parking lots of 10 spaces or more, no parking space shall be located more than 50 feet from 
an on-site deciduous tree. The majority of the parking spaces located towards the center of the 
parking area are located more than 50 feet from an on-site deciduous tree. Alternative 
compliance is required. 
Tree islands in parking lots must have a minimum width of seven feet in any direction. The tree 
islands in the parking lot are seven feet in every direction. 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 
Lot Area -- 102,390 sq. ft. 
Building footprint -- 64,588 sq. ft. 
Remaining Lot Area -- 37,802 sq. ft. 
Landscaping 
Required 7,560 sq. ft. 5,923 sq. ft. 

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

Shrubs (1: 100 sq. ft.) 76 shrubs -- shrubs 

Additional Standards – Meets requirements 

All of the parking for the development will be located towards the north side of the building. 
The perimeter of the parking lot will be defined with 6-inch by 6-inch curbing. The Public Works 
Department has reviewed the preliminary plan and will review the final plan for compliance with 
stormwater management standards. 
The building addition will not block views of important city elements. 
The building addition will not cast shadows on public spaces or adjacent residential properties. 
The building addition will have minimal wind effects on the surrounding area. 
The addition will be located up to the corner of East 24th Street and 10th Avenue South. The 
addition will reinforce the street wall, maximize natural surveillance and visibility and facilitate 
pedestrian access and circulation. There are lights located along the building walls and near the 
building entrances. The parking lot is proposed to be physically separated from the public alley 
and will be enclosed with fencing and landscaping on all sides. 
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This site is neither historically designated nor located in a historic district. 

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

The proposed use is nonconforming in the I1 District. 

Off-street Parking and Loading – Meets requirements 

In January of 2004, the City Planning Commission approved a parking variance for the 
development. The parking variance that was approved was from 244 spaces to 102 spaces 
where 96 spaces were already varied. Since the required amount of parking spaces today (160) 
and the amount of parking spaces being provided on the site today (118) fall within the range of 
the variance from 2004 no additional parking is required. 
The bicycle parking requirement for the office uses within the building requires that 2 long-term 
spaces be provided. CPED is recommending that there be 2 bicycle parking spaces provided 
within the building for the office uses. 

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

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Place of 
assembly  16 Bicycle 

Incentive (2) 14 65 -- 

General retail 
sales and 
services 

94 Bicycle 
Incentive (9) 85 2564 -- 

Food and 
beverage 42 Bicycle 

Incentive (4) 38 180 -- 

Office 26 Bicycle 
Incentive (3) 23 84 -- 

Total 178 (18) 160 584  118 

 

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

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement 

Proposed 

Place of 
assembly  0 -- -- 

27 

None XX 

General 
retail sales 
and services 

10 Not less than 
50% -- Low XX 

Food and 
beverage 3 Not less than 

50% -- Low XX 

Office 3 -- Not less 
than 50% None  

Total 16 -- -- 27 None for the 
addition None 

 

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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Building Bulk and Height – Meets requirements 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 
Lot Area -- 102,390 sq. ft. / 2.35 acres 
Gross Floor Area 
(GFA) -- 83,905 sq. ft. 

Maximum Floor 
Area Ratio 
(GFA/Lot Area) 

2.7 .82 

Maximum Building 
Height 

4 stories or 56 feet, 
whichever is less 

2 stories or 33 ft. 

Yard Requirements – Meets requirements 

Table 6. Minimum Yard Requirements 
 Zoning 

District 
Overriding Regulations Total 

Requirement 
Proposed 

Front along 10th 
Avenue South 

20 ft. for the 
first 25 ft. south 

of the 
residence 
district 

boundary 

-- 

20 ft. for the 
first 25 ft. south 
of the residence 

district 
boundary 

20 ft. for the 
first 25 ft. 

south of the 
residence 
district 

boundary 

Front along 
Elliot Avenue 
South 

15 ft. for the 
first 25 ft. south 

of the 
residence 
district 

boundary 

-- 

15 ft. for the 
first 25 ft. south 
of the residence 

district 
boundary 

15 ft. for the 
first 25 ft. 

south of the 
residence 
district 

boundary 
Corner Side 
along East 24th 
Street 

0 ft. -- 0 ft. 0 ft. 

Interior Side 
(North) 7 ft. -- 7 ft. 

3 ft. on the 
northwest 
side of the 
property 

which is an 
existing 

condition 
AND 

10 ft. on the 
northeast 
side of the 
property 

Signs – Meets requirements with Conditions of Approval 

Signs are subject to Chapters 531 and 543 of the Zoning Code.  Newly established signs 
accessory to nonconforming uses in the OR2, OR3, Commercial, Industrial, and Downtown 
Districts shall be subject to the regulations of the district in which it is located. In the I1 zoning 
district there can be 1.5 square feet of signage for every 1 foot of primary building wall. 
However, if there is a freestanding sign on the zoning lot then signage is limited to 1 square foot 
for every 1 foot of primary building wall. Wall signs are limited to 180 square feet in size.  

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#TOPTITLE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH543EMSI.html#TOPTITLE
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Projecting signs are limited to 20 square feet in size and shall not extend outward from the 
building more than 4 feet. Both wall signs and projecting signs are limited to an overall height of 
28 feet. Freestanding monument signs are limited to 80 square feet in size and can be no taller 
than 8 feet. The zoning code limits the number of freestanding signs on a zoning lot to one.  
Backlit signs are prohibited. 
There is an existing freestanding sign on the property that the applicant is proposing to keep. 
The applicant is also proposing to install three wall signs on the property. One of the signs is 
located on the East 24th Street side of the property and two are located on the 10th Avenue 
South side of the property. The wall sign on 10th Avenue South that indicates the name of the 
building. This sign is located more than 28 feet above grade. Since the freestanding sign that 
indicated the name of the building also faces 10th Avenue South, CPED is recommending that 
this wall sign not be installed. 

Dumpster Screening – Meets requirements with Conditions of Approval 

To meet the requirements of the zoning code the refuse and recycling containers shall 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. CPED is recommending that the refuse and recycling 
containers be enclosed per these standards. 

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

The applicant has not indicated where on the site the mechanical equipment will be located. To 
meet the requirements of the zoning code the mechanical equipment shall be screened with a 
fence, vegetation or the building itself. CPED is recommending that the mechanical equipment 
be screened per these standards. 

Lighting – Meets requirements with Conditions of Approval 

A lighting plan showing footcandles was not submitted as part of the application materials. CPED 
is recommending that a lighting plan that meets the requirements of Chapter 535 of the Zoning 
Code be met. 

Impervious Surface Area – Meets requirements 

There is no impervious surface requirement in the I1 zoning district. 
The property located at 2218 10th Avenue South is located in the R2B zoning district which has 
a 65 percent maximum impervious surface requirement. As proposed, 61 percent of the 
property will be impervious. 

Specific Development Standards – Meets requirements with Conditions of Approval 

The specific development standards for a shopping center are: 
 
Shopping center. 
(1) Only uses allowed in the zoning district in which the shopping center is located shall be 
allowed in the shopping center.  
(2) Uses which require a conditional use permit, site plan review or other land use approval 
shall comply with all review and approval requirements of this zoning ordinance.  

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST.html#MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
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(3) The premises, all adjacent streets, sidewalks and alleys, and all sidewalks and alleys within 
100 feet shall be inspected regularly for purposes of removing any litter found thereon. 
 
CPED is recommending that the applicant place a permanent trash receptacle near each of the 
building entrances to help reduce the amount of litter in the neighborhood. 

Overlay District Standards – Meets requirements with Conditions of Approval 

The site is located in both the TP Transitional Parking Overlay District and NP North Phillips 
Overlay Districts. The NP North Phillips Overlay District regulations do not apply to this 
development. With the approval of the rezoning, conditional use permit and site plan review, 
the development will be in compliance with the regulations of the TP Transitional Parking 
Overlay District. 
 

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 and Urban 
Neighborhood on the future land use map. Although the use is nonconforming, the proposed 
development is consistent with the following principles and policies outlined in the comprehensive plan: 

 Land Use Policy 1.6: Recognize that market conditions and neighborhood traditions 
significantly influence the viability of businesses in areas of the city not designated as 
commercial corridors and districts. 

1.6.1 Allow for retention of existing commercial uses and zoning districts in designated Urban 
Neighborhood areas, to the extent they are consistent with other city goals and do not 
adversely impact surrounding areas. 

1.6.2 In parts of the city outside of designated corridors, nodes, and centers, limit territorial 
expansions of commercial uses and districts. 

Transportation Policy 2.8: Balance the demand for parking with objectives for 
improving the environment for transit, walking and bicycling, while supporting the 
city’s business community. 

2.8.1 Implement off-street parking regulations which provide a certain number of parking spaces 
for nearby uses, while still maintaining an environment that encourages bicycle, pedestrian, and 
transit travel. 

2.8.7 Promote transit, walking, and biking as safe and comfortable transportation alternatives 
through reduced parking requirements, encouragement of employee transit incentive programs, 
and improved facilities. 

2.8.8 Encourage employers to offer economic incentives that support transit use, such as 
providing employee transportation allowances as alternatives to free parking. 

2.8.9 Ensure that parking facilities do not under-price their parking fees as compared to transit 
fares except to support carpooling and vanpooling as primary commuting modes. 

Urban Design Policy 10.9: Support urban design standards that emphasize traditional 
urban form with pedestrian scale design features at the street level in mixed-use and 
transit-oriented development. 
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10.9.1 Encourage both mixed-use buildings and a mix of uses in separate buildings where 
appropriate. 

10.9.2 Promote building and site design that delineates between public and private spaces. 

Policy 10.10: Support urban design standards that emphasize a traditional urban form 
in commercial areas. 

10.10.1 Enhance the city's commercial districts by encouraging appropriate building forms and 
designs, historic preservation objectives, site plans that enhance the pedestrian environment, 
and by maintaining high quality four season public spaces and infrastructure. 

10.10.4 Orient new buildings to the street to foster safe and successful commercial nodes and 
corridors. 

10.10.6 Require storefront window transparency to assure both natural surveillance and an 
inviting pedestrian experience. 

10.10.7 Encourage the renovation of existing commercial buildings. 

Urban Design Policy 10.11: Seek new commercial development that is attractive, 
functional and adds value to the physical environment. 

10.11.1 Require the location of new commercial development (office, research and 
development, and related light manufacturing) to take advantage of locational amenities and 
coexist with neighbors in mixed-use environments. 

10.11.2 Ensure that new commercial developments maximize compatibility with surrounding 
neighborhoods. 

10.11.3 Continue to curb the inefficient use of land by regulating minimum height, setbacks, 
build-to lines and parking through master planning methods and zoning code regulations. 

10.11.4 Maximize the year round potential for public transit, biking, and walking in new 
developments. 

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. 

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 the project meets one of three criteria required for alternative 
compliance. Alternative compliance is requested for the following requirements: 
 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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• Twenty-Percent Landscaping Requirement. The zoning code requires that at least 20 
percent of the site not occupied by the building be landscaped. The landscaping requirement for 
this site is 7,560 square feet. The applicant is proposing 5,923 square feet of landscaping, or 
approximately 16 percent of the site not occupied by the building. If the applicant were to meet 
the 20 percent landscaping requirement on-site, several parking spaces would need to be 
removed. Since parking is at a premium in this location, CPED is recommending that the City 
Planning Commission grant alternative compliance to allow 16 percent landscaping on site. 

• Parking Space Distance to Trees. In parking lots of 10 spaces or more, no parking space 
shall be located more than 50 feet from an on-site deciduous tree. The majority of the parking 
spaces located towards the center of the parking area are located more than 50 feet from an 
on-site deciduous tree. In order to have every parking space located within 50 feet of an on-site 
deciduous tree, one or two of the parking spaces would need to be removed. Since parking is at 
a premium in this location, CPED is recommending that the City Planning Commission grant 
alternative compliance to allow 16 percent landscaping on site. 

VACATION 
The applicant is proposing to vacate the southern portion of the alley that currently leads out to Elliot 
Avenue South and redirect it towards 10th Avenue South. The new portion of the alley would be 
constructed over a portion of the property located at 2218 10th Avenue South.  By realigning the alley it 
will no longer separate the parking area for the building from the building itself. The property located at 
2221 Elliot Avenue South will have reduced access to the newly aligned public alley on the block. The 
applicant has worked with this property owner on easement agreements over the shopping center 
property for purposes of access, trash pick-up and snow plowing. 

The area to be vacated is legally described as follows: 

• That part of the 14 foot north and south alley as dedicated in Block 2, Chicago Avenue 2nd Addition to 
Minneapolis, Hennepin County, Minnesota, described as follows:  Lying north of the extension east across 
said north and south alley of the south line of the north 22 feet of Lot 3 and lying south of a line drawn 
from the northeast corner of Lot 1 to the northwest corner of Lot 16, all in said Block 2. 

And 

Public alley being the same as created in Warranty Deed Book 1086, Page 424 as Document No. 
1329117 as follows: 

That part of Lot 3, Block 2, Chicago Avenue 2nd Addition to Minneapolis, Hennepin County, Minnesota, 
described as follows: 

Beginning at the northwest corner of Lot 3, Block 2, Chicago Avenue 2nd Addition to Minneapolis, Hennepin 
County, Minnesota; thence easterly on the north line of said Lot 3 to the northeast corner of said Lot 3; 
thence south on the east line of Lot 3 a distance of 22 feet; thence northwesterly to a point 20 feet west of 
the east line and 14 feet south of the north line of said Lot 3; thence westerly parallel to the north line of 
said Lot 3 to the Easterly line of Elliot Avenue South; thence north to the point of beginning. 

And 

Rights and easement for public alley over, under and across part of Lot 2, Block 2, Chicago Avenue 2nd 
Addition to Minneapolis, Hennepin County, Minnesota, being the same as created in Easement Deed 
Document No. 9483980 and City of Minneapolis Resolution 2010R-141, described as follows: 

Beginning at a point on the southerly line of said Lot 2, distant 10 feet west from the southeast corner of 
said Lot 2; thence east 10 feet to said southeast corner; thence north a distance of 10 feet along the east 
line of said Lot 2; then southwesterly to the point of beginning. 
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Of the utilities and/or affected property owners that have responded CenturyLink, Xcel Energy and 
Comcast have requested an easement over the area to be vacated. 

The Department of Public Works and the Department of Community Planning and Economic 
Development find that the area proposed for vacation is not needed for any public purpose, and it is not 
part of a public transportation corridor, and that it can be vacated if any easements requested above are 
granted by the petitioner. 

 

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 20 
LEGAL DESCRIPTION. Lot 5, Block 2, Jones, Bell & Harris’ Addition to the City of Minneapolis, 
Hennepin County, Minnesota. (Abstract property) 
 
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 
application to add approximately 8,805 square feet of floor area to an existing shopping center in the I1 
Light Industrial zoning district located at 912 East 24th Street, 2301 Elliot Avenue South and 2218-20 10th 
Avenue South, subject to the following conditions: 

1. A Travel Demand Management Plan (TDMP) shall be reviewed and approved by both 
CPED and Public Works prior to any building permits being issued for this site. 

2. The premises, all adjacent streets, sidewalks and alleys, and all sidewalks and alleys within 
100 feet shall be inspected regularly for purposes of removing any litter found thereon. 

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 rezoning petition to 
add the TP Transitional Parking Overlay District to the property located at 2218 10th Avenue South. 

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 parking lot in the TP Transitional Parking Overlay District at the property located at 2218 
10th 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 two years 
of approval. 
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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 for 
an 8,805 square foot addition to an existing shopping center at the properties located at 912 East 24th 
Street, 2301 Elliot Avenue South and 2218-20 10th Avenue South, subject to the following conditions: 

1. Approval of the final site plan, landscaping plan, elevations and lighting plan by the 
Department of Community Planning and Economic Development 

2. All site improvements shall be completed by June 27, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

3. A raised planter area shall be constructed around the base of the sign. The raised planter 
area shall encompass the entire area between the property lines, the building addition and 
the walkway leading to the building along 10th Avenue South. 

4. In addition to window area, the exterior materials of the entire addition shall be brick. 

5. The applicant shall work with CPED to try and minimize the number of colors used on the 
exterior of the building. 

6. The building entrance located on the north side of the building near Elliot Avenue South 
shall be connected to the public sidewalk via a walkway at least four feet in width. 

7. The gate located on the north side of the parking lot shall remain locked except for when 
snow plowing activities need to occur. 

8. There shall be at least 15 trees and 76 shrubs provided on the site as required by section 
530.160 of the zoning code. 

9. Screening that is three feet in height and not less than 60 percent opaque shall be installed 
along 10th Avenue South and Elliot Avenue South as required by section 530.170 of the 
zoning code. 

10. A minimum of 10 trees shall be planted along 10th Avenue South and a minimum of two 
trees shall be planted along Elliot Avenue South as required by section 530.170 of the 
zoning code. 

11. The driveway shall be reduced at least three-and-a-half feet in width so the landscaped yard 
on the northeast side of the parking lot, south of the proposed alley, is a minimum of seven 
feet in width as required by section 530.170 of the zoning code. 

12. Screening that is six feet in height and not less than 95 percent opaque shall be installed 
along the north property line as required by section 530.170 of the zoning code. 

13. The existing six-foot tall solid wood fence along the north property line shall be repaired 
per the fence plan submitted as part of this application. 

14. There be two bicycle parking spaces provided within the building for the office uses. 
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15. The wall sign that indicates the name of the building on 10th Avenue South shall not be 
installed. 

16. The refuse and recycling containers shall be enclosed as required by section 535.80 of the 
zoning code. 

17. The mechanical equipment shall be screened as required by section 535.70 of the zoning 
code. 

18. Permanent trash receptacles shall be located near each of the building entrances. 

Recommendation of the Department of Community Planning and Economic Development 
for the 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 vacation of part of 
the alley partly dedicated in Block 2, Chicago Avenue 2nd Addition, and partly deeded in said addition, 
bounded by 10th Ave. S., Elliot Ave. S., and 24th St. E subject to the retention of easements by 
CenturyLink, Xcel Energy and Comcast. 

 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. East 24th Street bike lane plan 
4. Legal description and map of the area to be vacated and easements 
5. Responses from the utility companies and Public Works 
6. Zoning map 
7. Site survey 
8. Plans 
9. Building elevations 
10. Photos 
11. Correspondence 
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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: PATRICIA MURZYN 

(612) 673-5827 
patricia.murzyn@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 
Proposed building addition, new additional parking for customers & employees and relocating an existing alley.  

Review Findings (by Discipline) 

 Addressing 
 These plans as submitted for the proposed addition at Village Market meet City of Minneapolis Street 

Naming and Address Standard requirements. 

 Business Licensing 
 Continue to work with Patty Murzyn (612-673-5827) concerning a Food Plan Review, SAC determination 

and any Business License application submittal that may be required for this proposed addition project. 

Status *  Tracking Number: PDR 1001192 
RESUBMISSION 
REQUIRED 

 
Applicant:  EAGLE MANAGEMENT 

912 24TH ST E 
MINNEAPOLIS, MN 55404 
 

  

  Site Address: 912 24TH ST E 
  Date Submitted: 30-APR-2014 
  Date Reviewed: 07-MAY-2014 
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PDR Report ver 3.0 (PDRR1.doc)  2

 Zoning - Planning 
 Expansion of a Legal Nonconforming Use to add approximately 12,000 square feet of floor area to an existing 

shopping center in the I1 Light Industrial zoning district. 
 Rezoning to add the TP Transitional Parking Overlay District to the property located at 2218 10th Avenue 

South. 
 Conditional Use Permit for a parking lot in the TP Transitional Parking Overlay District. 
 Site Plan Review for a 12,000 square addition to an existing shopping center. 
 Vacating and replacing the alley in Block 2, Chicago Avenue 2nd Addition, bounded by Elliot Avenue, 10th 

Avenue South, East 24th Street and East 22nd Street. 
 The Travel Demand Management Plan needs to be updated. 

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

construction in the city right of way. 
 Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted 

an update to the existing Parkland Dedication Ordinance. The adopted City of Minneapolis Parkland 
Dedication ordinance is located in Section 598.340 of the City's Land Subdivision ordinance: 

 http://library.municode.com/index.aspx?clientId=11490  
 As adopted, the fee in lieu of dedication for new residential units is $1,500 per unit (affordable units excluded 

per ordinance) and for commercial and industrial development it is $200 per development employee (as 
defined in ordinance). Any dedication fee (if required) must be paid at the time of building permit issuance. 

 There is also an administration fee that is 5% of the calculated park dedication fee. 
 As proposed, for your PROJECT, the calculated dedication fee is as follows: 
 Park Dedication Fee Calculation = 
 Non-Residential Commercial Space  = $1,000 
 5% of $1,000 (Administration Fee)  = $50 
 Total Park Dedication Administrative Fee:   =$1050 
 This is a preliminary calculation based on your current proposal; a final calculation will be made at the time 

of building permit submittal. 
 For further information, please contact Patty Murzyn at 612-673-5827. 

 Right of Way 
 Note to the Applicant:  Insufficient information is provided in the current site plan for a complete review at 

this time.  The submitted site plan does not include the typical Civil Engineering drawings and details; 
specifically in regards to Public right-of-way, the proposed alley vacation, and new alley design and 
construction.  In addition to the site plans, the Applicant shall provide information and documentation related 
to garbage pick-up of the neighboring properties impacted by the alley vacation. 

 The site plan (Sheet A100) does not show the new alley correctly; ten-foot corner cuts must be placed both 
north and south of the new alley outlet (as depicted correctly on the survey provided dated 3/13/14). 

 Per the Minneapolis Code of Ordinances, out-swinging doors are permitted to encroach a maximum of 4" into 
the Public right-of-way.  The trash enclosure gates, as shown, cannot swing into the alley right of way; they 
must swing into the private property or roll laterally. 

 An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as: 
plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks 
and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised 
landings, retaining walls, access ramps, and railings (NOTE:  railings may not extend into the sidewalk 
pedestrian area).  Please contact Bob Boblett at (612) 673-2428 for further information. 
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 Street Design 
 Note to the Applicant:  Insufficient information is provided in the current site plan for a complete review at 

this time. 
 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.  Add the appropriate details from the 
ROAD-2000 Series:  Driveways (ROAD-2000, ROAD-2001, ROAD-2002, ROAD-2003) to the plans. 

 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.  Top of Curb profiles 
shall be provided for any section of curb replacement in excess of 50 feet. 

 All proposed alleys shall be designed and constructed to City standards.  Please refer to the following:  
http://www.minneapolismn.gov/publicworks/plates/public-works_road.  Add the appropriate details from the 
ROAD-3000 Series:  Alleys (ROAD-3000 and ROAD-3001) to the plans. 

 In addition to the required sidewalk construction permit, the construction of the proposed alley will require 
the Applicant (and respective Contractors) to enter into a separate Testing and Inspection Agreement with the 
Public Works Department.  This agreement outlines the specification requirements for alley construction, 
performance bond requirements, and the responsibility of the Applicant to cover the costs for the City 
Engineering Laboratory testing and inspection services.  For further information regarding this agreement 
please coordinate with Paul Miller at (612) 673-3603. 

 Sidewalk 
 Note to the Applicant:  Insufficient information is provided in the current site plan for a complete review at 

this time. 
 ADA compliant pedestrian ramps are required at each crosswalk at the intersection of 10th Ave. S. and E. 

24th St.  Construct two (2) ADA compliant pedestrian ramps at this location.  Include the appropriate details 
and standard plates in the site plan, refer Mn/DOT Standard Plan 5-297.250 Pedestrian Curb Ramp Details at:  
http://standardplans.dot.state.mn.us/stdplan.aspx  

 Add the following note to the plans: 
 Any currently defective public sidewalks, or any public sidewalks that are damaged during construction, are 

to be removed and replaced. Please contact PW Sidewalk Inspections (612 673 2420) for further information. 

 Traffic and Parking 
 Note to the Applicant:  Insufficient information is provided in the current site plan for a complete review at 

this time. 
 The nature of the proposed development is such that traffic impacts will be an issue; please contact Allen 

Klugman at (612) 673-2743 to discuss the requirements of a Travel Demand Management Plan (TDMP). 
 The existing curb cut E 24th St. shall be identified for removal. 
 The Applicant shall note the location of any existing Metro Transit "bus stops" on the site plan. 
 Current ordinance states that all maneuvers associated with loading, parking or sanitation pick up for a private 

development shall occur on private property.  Please provide a narrative explaining the trash removal 
operations and show turning maneuvers for all truck type vehicles that will be using the trash/loading/parking 
entrance areas.  The narrative shall also cover any agreements with neighboring properties regarding trash 
pick-up. 

 The parking spaces shown at the back of the 2221 Elliot Ave. S. property do not appear accessible from the 
alley; the Applicant needs to insure these spots are usable. 

 Please provide a narrative explaining snow removal of parking lot and the Public alley. 
 Please contact Bill Prince at (612) 673-3901 regarding existing and proposed street lighting.  All street 

lighting (existing and proposed) shall be shown clearly on the site plan. 
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 Water 
 There is insufficient information provided in the site plan related to existing and proposed water service utility 

to comment at this time. 

 Fire Safety 
 Provide required automatic fire suppression system throughout buildings. 
 Provide required fire alarm system. 
 Provide and maintain fire department access at all times. 

 Environmental Health 
 If contaminated soil is encountered during site work it must be reported to the Minnesota Duty Officer at 651-

649-5451. 
 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. 

 Permits and approval are required from Environmental Services for the following activities: After hours work; 
Temporary storage of impacted soils on site prior to disposal or reuse; Remediation of contaminated soil and 
groundwater, Reuse of impacted soils on site; Dewatering and discharge of accumulated storm water or 
ground water to city sewers; Flammable waste traps, Underground or aboveground tank installation or 
removal; Well construction or sealing; On-site rock crushing. Contact Tom Frame at 
tom.frame@minneapolismn.gov for permit applications and approvals. 

 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. 

 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. 

 Sewer Design 
 There is insufficient information provided in the plan related to existing and proposed sanitary and storm 

sewer service utilities for a complete review at this time. 
 The extent of land disturbance is unclear from the submitted plans.  Please clearly identify the limits of 

disturbance and what improvements are proposed.  An existing conditions plan would be helpful to identify 
what changes will take place.  If the land disturbance is over 1 acre then the site must comply with the 
stormwater management requirements of Chapter 54 of the Minneapolis Code of Ordinances.  If the land 
disturbance is over 5,000 square feet or 500 cubic yards of earth work is proposed then an erosion and 
sediment control plan, in conformance with Chapter 52 of the Minneapolis Code of Ordinances, must be 
submitted. 

 Surface Drainage:  Please include an existing conditions survey with contour lines in sufficient detail to depict 
the existing drainage patterns of the site.  Please also provide a proposed grading plan in sufficient detail to 
depict the proposed drainage patterns of the site.  It must be demonstrated that the proposed conditions do not 
adversely impact adjacent properties or right-of-way as it relates to stormwater runoff.  The drainage impacts 
of the modifications to the alley layout must also be clearly identified. 

 Please identify the location of existing and proposed roof drains and any foundation or drain tile connections 
or discharges. 

 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  
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 Construction Code Services 
 Insufficient information is provided in the current site plan for a complete review at this time.   
 The "fence plan" and the "first floor plan" don't match one another in terms of defining the scope and scale of 

the building additions. 
 Provide a complete code analysis for entire building including new additions demonstrating code compliance 

at time of building permit application. 

 Historical Preservation Committee 
 There is no HPC flag on this property. HPC review is not required at this time. HPC review is required for 

any wrecking permits pertaining to the removal of existing structures. 
 
 

END OF REPORT
 





 
February 27, 2014 
 

VILLAGE MARKET 
 

FINDINGS FOR A CONDITIONAL USE PERMIT 
 
 

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 relocation of the alley 
and establishment and operation of the parking lot in the re-zoned TP District will expand the 
existing lot and provide additional parking spaces for customers and employees of the 
Village Market on site and lessen the need for street parking.  The parking lot will be 
screened from adjacent residential properties with fencing as well as landscaping.  The 
parking lot use will not be detrimental to or endanger public health, safety, comfort or welfare. 

 
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.  The use of the parcel for a parking lot 
will provide 19 additional parking spaces to the existing lot and will be screened with a fence 
and landscaping from the adjacent residential property as well as the street.  This conditional 
use will not be injurious to the use or enjoyment of the remaining residential properties. 

 
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been 

or will be provided.  Adequate utilities and access roads exist.  The expanded parking lot is 
accessed by an existing curb cut on 10th Avenue South and exits to an existing curb cut on 
Elliot Avenue South.  The vacated alley will run through a portion of the re-zoned property.  
New drainage and landscaping will be provided as part of the scope of work.   

 
4. Adequate measures have been or will be taken to minimize traffic congestion in the public 

streets.  The provision of additional parking spaces and re-routing of the alley will help to 
minimize traffic congestion.  That is the purpose of the project. 

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

provision of parking for use by customers and employees in the TP District is consistent with 
the applicable policies of the Comprehensive Plan. 

 
6. The conditional use shall, in all other respects, conform to the applicable regulations of the 

district in which it is located.  The parking lot use, dimensions and setbacks will conform to all 
applicable regulations of the District. 

 
 
 
 
DOC:p/djr-arch/2011/111-0025.1/word/111-0025.1 Village Market Findings for a Conditional Use Permit 
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1 SE Corner looking West 2 SE Corner & East Elevation looking West

3 East Elevation

VILLAGE MARKET PHOTOS



5 NE Corner Looking South
6 NE Corner Looking South 2

7 North Elevation

VILLAGE MARKET PHOTOS



8 NW Corner 9 NW Corner looking South

10 Existing Cedar Fence @ Property Line 11 Image showing extg Chain link Fence to be removed VILLAGE MARKET PHOTOS
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