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LAND USE APPLICATION SUMMARY 

Property Location: 300 2nd Street South, 101 3rd Avenue South, and 428 2nd Street South 
Project Name:  Mill City Quarter 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 
Applicant:  Lupe Development and Mill Place Inc. 
Project Contact:   Aaron Diederich, Lupe Development LLC 
Request:  To replat the properties of 300 2nd Street South, 101 3rd Avenue South, and 428 

2nd Street South. 
Required Applications: 

Final Plat To replat the properties of 300 2nd Street South, 101 3rd Avenue South, and 
428 2nd Street South. 

 

SITE DATA 
 

Existing Zoning 

C3A Community Activity Center District 
DH Downtown Height Overlay District 
MR Mississippi River Critical Area Overlay District 
DP Downtown Parking Overlay District 

Existing Lot Area 
Parcel 1: 49,782 square feet / 1.143 acres 
Parcel 2: 57,100 square feet / 1.311 acres 
Parcel 3: 65,305 square feet / 1.499 acres 

Ward(s) 3 
Neighborhood(s) Downtown Minneapolis Neighborhood Association 
Designated Future 
Land Use Mixed Use 

Land Use Features Activity Center (Mill District) 
Growth Center (Downtown) 

Small Area Plan(s) Historic Mills District Master Plan and Update 
  

CPC Agenda Item #1 
April 27, 2015 

PL-287 

Date Application Deemed Complete April 6, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period Not applicable End of 120-Day Decision Period August 4, 2015 

 

mailto:janelle.widmeier@minneapolismn.gov
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BACKGROUND 
 
SITE DESCRIPTION AND PRESENT USE. With the exception of the Mill Place buildings, the 
subject site is covered by a surface parking lot.  The site and surrounding properties north of 2nd Street 
South are located in the St. Anthony Falls Historic District. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is located in a mixed use 
area. Surrounding uses include high-rise residential buildings, a hotel, offices, and a coffee shop. 

PROJECT DESCRIPTION. The preliminary plat was approved by the City Planning Commission at 
its meeting of January 26, 2015.  The applicant is now requesting approval of the final plat.  The Public 
Works Department and the City Attorney’s office have reviewed the preliminary and final plat and did 
not identify any issues. Due to its proximity to Trunk Highway 65 (Central Avenue), the MN 
Department of Transportation also reviewed the plat and found it to be acceptable. 

Mill Place Inc. owns the property of 101 3rd Avenue South, which bisects the properties of 300 and 428 
2nd Street South (currently owned by the City of Minneapolis). In 2008, the City issued a Request for 
Proposal (RFP) for redevelopment of the properties located at 300 and 428 2nd Street South. The Lupe 
Development Partners RFP that was selected is a proposal for a 6-story mixed use building on the 
property of 300 2nd Street South and a 5-story assisted living facility on the property of 428 2nd Street 
South. A “woonerf” proposal, which is a concept where bikes, cars, pedestrians and public spaces all 
coexist, on the Mill Place parcel of 101 3rd Avenue South, would be implemented in coordination with 
these developments. Land use and preservation approvals for these projects were previously obtained. 
The purpose of the proposed replat is to create three new lots (one per property) in lieu of multiple 
underlying platted lots.  It also includes a land swap between the 428 2nd Street South property and the 
101 3rd Avenue South property in order to make adjustments to the shared lot line locations that 
better align with the proposed parking lot layout.  

RELATED APPROVALS.  

Planning Case # Application Description Action 
BZZ-6616 Site plan review 6-story, mixed use building 

with ground floor retail and 
150 dwelling units 

Approved at July 14, 
2014 CPC meeting 

BZZ-6765 Assisted living 
conditional use 
permit and site plan 
review 

5-story, assisted living facility 
with 149 units 

Approved at September 
29, 2014 CPC meeting 

PL-287 Preliminary plat Replat Approved at the January 
26, 2015 CPC meeting 

PUBLIC COMMENTS. No correspondence has been received from the neighborhood group. Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration.  
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http://www.minneapolismn.gov/hpc/landmarks/hpc_landmarks_st_anthony_falls
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-127973.pdf
http://www.minneapolismn.gov/meetings/planning/WCMS1P-128179
http://www.minneapolismn.gov/meetings/planning/WCMS1P-128179
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-131495.pdf
http://www.minneapolismn.gov/meetings/planning/WCMS1P-131631
http://www.minneapolismn.gov/meetings/planning/WCMS1P-131631
http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/wcms1p-136429.pdf
http://www.ci.minneapolis.mn.us/meetings/planning/WCMS1P-136706
http://www.ci.minneapolis.mn.us/meetings/planning/WCMS1P-136706
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ANALYSIS 

FINAL PLAT 
The Department of Community Planning and Economic Development has analyzed the application for a 
Final Plat based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The subdivision is in conformance with the applicable zoning code regulations and policies of the 
comprehensive plan.  The subdivision is also in conformance with the applicable design requirements 
of the land subdivision regulations and design standards except for Section 598.230(5).  Section 
598.230(5) requires utility easements to be 5 feet wide adjacent to an interior side lot line and 10 
feet wide adjacent to a rear lot line when no alleys are provided.  In order to be in conformance 
with the land subdivision regulations, a variance of Sections 598.230(5) is required to allow the 
reduction of drainage and utility easements where the lot abuts adjacent property.  While variances 
from the zoning code require a separate application, variances from the subdivision standards are 
done as a part of the subdivision application subject to the standards listed below. 

598.310. Variances. Where the planning commission finds that hardships or practical 
difficulties may result from strict compliance with these regulations, or that the purposes of 
these regulations may be served to a greater extent by an alternative proposal, it may approve 
variances to any or all of the provisions of this chapter. In approving variances, the planning 
commission may require such conditions as it deems reasonable and necessary to secure 
substantially the objectives of the standards or requirements of these regulations. No variance 
shall be granted unless the planning commission makes the following findings: 

(1) There are special circumstances or conditions affecting the specific property such that the 
strict application of the provisions of this chapter would deprive the applicant of the 
reasonable use of land. 

(2) The granting of the variance will not be detrimental to the public welfare or injurious to 
other property in the area in which the property is located. 

No utility easements would be provided along any interior lot lines or rear lot lines.  Each lot has 
access to at least 2 public streets.  Private easements and agreements are proposed between the 
properties for the stormwater management system that would be located at 101 3rd Avenue South. 
Granting the variance should not have any effect on surrounding properties.  Staff is recommended 
that the planning commission grant the utility easement variance to 0 feet for the preliminary plat, 
which was approved.   

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 

The subject properties would be replatted into 3 lots, which would have no effect on surrounding 
properties. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The grade change of the site is not significant and does not present the other noted hazards.  The 
variance should not have any effect on surrounding uses. 
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4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

The lots are buildable with minimal alterations and have frontage on multiple streets. 

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The Public Works Department is reviewing the project for appropriate drainage and stormwater 
management. Private easements and agreements are proposed between the properties for the 
stormwater management system that would be located at 101 3rd Avenue South. 

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application(s) by Lupe Development and Mill Place Inc. 
for the property located at 300 2nd Street South, 101 3rd Avenue South, and 428 2nd Street South: 

A. Final plat. 

Recommended motion: Approve the final plat. 

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Survey 
4. Final plat 
5. Development plans 
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