
# 
CPC 

5/9/05 
Department of Community Planning and Economic Development—Planning Division  

Amendments to the Existing Conditional Use Permit and Site Plan Review Permits and 
Conditional Use to Increase Height 

BZZ-2291 
 
 

Hearing Date: 5/9/05 (continued from the 4/25/05 hearing) 
 
Date Application Deemed Complete: 4/1/05 
 
End of 60-Day Decision Period: 5/31/05 
 
Applicant: Broadway Resource Recovery, LLC, 111 22nd Ave. N. Mpls., MN 55411 
 
Address of Property: 111 22nd Ave. N. Mpls., MN 55411. 
 
Contact Person and Phone: Kathleen Osborne, Foth and Van Dyke (voice: 651-452-4396, fax: 651-
452-4347, email: kosborne@foth.com) 
 
Staff Contact Person and Phone: J. Michael Orange, Principal Planner. Phone: 612-673-2347; 
facsimile: 673-2728; TDD: 673-2157; e-mail: michael.orange@ci.minneapolis.mn.us
 
Ward: 3  Neighborhood Organization: Hawthorne Community Council 
 
Existing Zoning:  
• I2, Medium Industrial District 
• Mississippi River Overlay District 
 
Zoning Plate number: 13 
 
Proposed Use: Application by Broadway Resource Recovery, LLC to expand the existing construction 
and demolition debris recycling facility located at 111 22 Ave.  N.  
 
Prior approvals: Site plan review, conditional use permit (BZZ-291, approved 10/9/01). 
 
Concurrent Review:  
• Amendments to the existing site plan review approval and the existing conditional use permit 

(BZZ-291, approved 10/9/01). 
• CUP to increase the height from 35 ft. to 36 ft. per 550.140 
 
Applicable zoning code provisions: 
• Conditional use permit: Recycling facilities are conditional uses per Table 550-1. 
• Site plan review: Per Chapter 530 of the Zoning Code.  

If you need more information or have special needs, please call the 
Minneapolis Planning Department at 612-673-2597. 
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BACKGROUND 
 
The following is based on the applicant’s  description: Broadway Resource Recovery, LLC is currently 
operating the facility for construction and demolition (C&D) materials recycling in an existing 7,935 
square foot building.  The materials that are recovered may include scrap metal, clean wood, cardboard, 
concrete, asphalt, carpet, gypsum, and paper as markets allow.  Materials are brought to the facility in 
boxes and placed onto the tipping floor of the building.  The materials are sorted and recyclables are sent 
to the appropriate recycler for further processing.  The remaining unprocessible materials are sent to an 
appropriate disposal facility. Under the original CUP, Broadway Resource Recovery, LLC planned to 
build the facility using a phased approach.  The first phase involved removing an existing garage and 
brick building located along 22nd Avenue and to expand an existing metal building to 7,936 sq. ft. Under 
the original CUP, the subsequent phases of the project included removal of this existing building and 
constructing two new replacement buildings on the south portion of the site totaling 18,850 sq. ft. The 
Planning Commission approved this first phase but no subsequent phases.  
 
Now, the company is proposing to have only one additional phase that includes retaining the existing 
recycling building (7,936 sq. ft.) and constructing a second building that encompasses the footprint of the 
two buildings proposed before and the space between them (35,840 sq. ft.). When built the two buildings 
will total 43,776 sq. ft.  
 
With the new structure, the company will be able to process the 300 tons of materials allowed by their 
Minnesota Pollution Control Agency permits. The new facility will allow the creation of 17 to 19 
additional jobs over the current 2 to 3. The recovery rate will increase to the point they expect, with state-
of-the-art sorting machinery and procedures, to recycle over 80% of the incoming waste stream. All 
traffic accesses the site via 22nd Ave. N. trucks come from the Broadway exit at I-94. All of the local 
access streets—West Broadway, 2nd St. N., and 22nd Ave. N.—are truck routes. Currently on an average 
day, there are 34 trucks that enter the facility from 22nd Ave. With the expansion, truck trips will increase 
by 60% to a total of 96 (43 in and 43 out). Hours would remain unchanged: 7 am to 7 pm Monday 
through Friday; 7 am to 5 pm on Saturday; and closed operations on Sunday. These hours are allowed by 
the Zoning Code. 
 
Broadway Resource Recovery has submitted a draft Stormwater Management and Erosion Control Plan 
(Stormwater Plan) and will be working with the Public Works Department to finalize this Stormwater 
Plan so that it meets the operational needs of BRR and is acceptable to City code requirements. The topic 
of discussion with the Public Works Department will be the calculation of the stormwater management 
fee and the Best Management Practices (BMPs) that could be utilized by BRR to increase the certified 
area of pervious surfacing, thus reducing the fee.  The current submitted Landscape Plan meets the zoning 
code requirements for landscaping with sod, trees, and shrubs.  A potential BMP would be to increase the 
areas of sod; however, this could decrease the storage area that BRR needs.  Other options include an 
infiltration basin or catch basins that would keep stormwater from running off the site. The Stormwater 
Plan will also clarify the areas on the site where there will be empty container storage, driveways, and 
parking.  As per the Zoning Code, BRR is required to provide a dust-free area for parking and driveways.  
 
Broadway Resource Recovery: Comparison of Current to Proposed Expansion  
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Updated: 4/26/05     
     

 Current 
Conditions 

Proposed 
Expansion 

Chang
e 

% 
Change 

Current building (Phase I) 7,936    
Proposed second building (Phase 
II)  35,840   
Total sq. ft.  43,776 35,840 452% 
Through-put capacity (tons per 
day)* 200 300   

Recovery rate 
much less than 

80% 80-85%   
Jobs (FTE) 2 to 3 17 to 19 15 to 16  
Truck access to/from site 22 Ave./Broadway 22 Ave./22/Ave.   
Truck trips on 22nd Ave. 60 96 36 60% 
Truck trips on Broadway 8 none   
Total truck trips 68 96 28 41% 

Hours open to public 
7 am to 7 pm Mon-
Fri. & 7 am to 5 pm 

on Sat. 
No change None  

Sunday operations 
No Sunday 
operations No change None  

     
* The permit from the MPCA allowed 300 tpd    

 
Neighborhood response: The applicant sent notice of the project to the neighborhood group on 3/30/05 
however, Planning staff have had no response from the group. Attachment 11 includes an email from the 
West Broadway Gateway team. 
 
A. CONDITIONAL USE PERMIT  
 
Findings as Required by the Minneapolis Zoning Code for the Conditional Use Permit for the Use: 
 
The Community Planning and Economic Development Department – Planning Division has analyzed 
the application and from the findings above concludes that the establishment, maintenance, or operation 
of the proposed conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or general 

welfare.  
 

The site and area has been used for medium industrial purposes for many years. Three blocks 
and the I-94 trench separate the site from the closest residential uses. Broadway Resource 
Recovery has been operating on the site since 2001. The recycling facility will continue to be 
completely enclosed and will not accept any hazardous waste materials.  The proposed 
expansion will enable the use to meet its allowed through-put capacity of 300 tons of processing 
per average day. This will increase truck in the area. However, since access is via West 
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Broadway, 2nd St. N., and 22nd Ave. N.—all of which are truck routes, the impact of additional 
traffic should be minimal when compared to existing levels of activity.  
 
Consistent with the Specific Development Standard for recycling facilities, all operations will be 
in enclosed buildings and there will be no outdoor storage, sorting or processing of materials per 
Section 536.20. 
 

2. 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 for 
uses permitted in the district.  

 
The site and area has a very long history as an industrial area. The truck and container storage 
area will be internal to the site. The existing and proposed fences and landscaping will 
completely enclosed and screen the buildings and parking areas. An expansion of the existing 
completely enclosed recycling operation would be compatible with the other industrial uses in 
the area. 
 

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

 
The staff of the Preliminary Site Plan Review Committee reviewed the project on 4/27/05. The 
project includes adequate utility service and driveways consistent with all pertinent regulations. 
The Public Works Department reviewed the site and will require the approval of a stormwater 
management plan. 
 

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

 
As stated above, the use will increase truck trips in the area. However, since access is via West 
Broadway, 2nd St. N., and 22nd Ave. N. -- all of which are truck routes -- the impact of additional 
traffic should be minimal when compared to existing levels of activity. Transit service is 
available one and ½ blocks to the west at Washington and Broadway, but not in the immediate 
vicinity. The City’s bicycle plan includes striped bike lanes on both sides of 22nd Ave. N. on the 
north side of the site.  
 
Parking: The site contains ample room for parking for employees and visitors. The Zoning Code 
requires 32 spaces. Space for 32 vehicles, including two handicapped stalls, will be provided.  

 
5. Is consistent with the applicable policies of the comprehensive plan. 
 

a. The Minneapolis Plan (adopted by the City in 2000): The following policies are most 
relevant to the project: 
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• “Minneapolis will establish industrial districts to provide locations for industrial 
land uses engaged in production, processing, assembly, manufacturing, 
packaging, wholesaling, warehousing or distribution of goods and materials. 
Regulations for the industrial districts will promote compatible industrial uses.” 
 

• “Establish districts to provide clean, attractive locations for low impact and 
technology-based light industrial uses, research and development, and similar 
activities which produce little or no noise, odor, vibration, glare or other 
objectionable influences, and which have little or no adverse effect on 
surrounding properties.” 

 
b. Other plans and policies: 

 
The City uses several other plans and policies to guide decision making and evaluate 
proposals including the following: 

 
 (1) The “Minneapolis-Saint Paul Urban CO2 Reduction Plan” (approved by the 

City Council 12/17/93) 
 
 The plan encourages resource and energy conservation and recycling.  
 
(2) City of Minneapolis Goals 

 
Goal 6: Preserve, enhance and create a sustainable natural and historic 
environment city-wide. 
 

 (3) "Minneapolis Economic Development Strategy" (approved by the City 
Council 12/15/95) 
 
The strategy encourages redevelopment, especially of polluted sites, and the 
provision of living-wage jobs. The strategy encourages the City to provide 
“technical and financial assistance to businesses to encourage pollution 
prevention and energy conservation thus making these businesses more 
competitive and avoiding future costs of pollution clean-up.” 
 

(4) “Above the Falls: A Master Plan for the Upper River in Minneapolis,” 
adopted by the City Council and Mayor, 2000) 

 
This plan provides a thirty-year vision for the redevelopment of the Upper River 
portion of the Mississippi. The land use plan map designates the area of the site 
for “Light Industrial/Business Park.” 
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c. Project Consistency with City Plans and Policies: The project is consistent with all of 
the above plans, goals and policies. As a recycling facility, it will encourage the 
conservation of materials and energy. 

 
6. And, does in all other respects conform to the applicable regulations of the district in which 

it is located upon approval of this conditional use permit. 
 

With the improvements required by the Site plan review application, the project will be in full 
compliance with the Zoning Code. 

 
B. CONDITIONAL USE PERMIT 
 
Findings as Required By the Minneapolis Zoning Code for a conditional use permit to increase the 
allowable height: 
 
The Community Planning and Economic Development Department – Planning Division has analyzed 
the application and from the findings above concludes that the establishment, maintenance, or operation 
of the proposed conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, morals, comfort or general 

welfare.  
 

Because the site is within the Mississippi River Overlay District, the allowable height is reduced 
from 4 stories and 56 feet to 2 stories and 35 feet. The height of the building is 36 ft. and the 
Code allows a height increase per 550.140. The proposed height of the building is not excessive 
as compared to other buildings in the area. As stated above, the site and area has a very long 
history as an industrial area. Three blocks and the I-94 trench separate the site from the closest 
residential uses. Because the site is very large and the building will be set back 35 feet from the 
West Broadway property line, the one-foot exceedance will not be perceptible from the public 
streets and sidewalks. The existing and proposed fences and landscaping will screen and 
complement the new building and thereby help reduce even further the perception of height. It 
will have no effect on views or pedestrian-level winds, ad it will not shade any other structure. 
 

2. 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 for 
uses permitted in the district.  

 
Refer to the prior finding.  
 

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

 
Not applicable to the height increase. 
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4. Adequate measures have been or will be provided to minimize traffic congestion in the 

public streets.  
 

Not applicable to the height increase. 
 

5. Is consistent with the applicable policies of the comprehensive plan. 
 

Refer to the corresponding finding under section A of this report. 
 
6. And, does in all other respects conform to the applicable regulations of the district in which 

it is located upon approval of this conditional use permit. 
 

With the improvements required by the Site plan review application, the project will be in full 
compliance with the Zoning Code. 

 
In addition to the conditional use standards, the city planning commission shall consider, but not 
be limited to, the following factors when determining the maximum height per 548.110: 
 
1. Access to light and air of surrounding properties. 

 
Refer to the above response to Finding # 1. 
 

2. Shadowing of residential properties or significant public spaces. 
 
Refer to the above response to Finding # 1. 
 

3. Scale and character of surrounding uses. 
 

Refer to the above response to Finding # 1. 
  

4. Preservation of views of landmark buildings, significant open spaces, or water bodies. 
 

Refer to the above response to Finding # 1. 
 
C. SITE PLAN REVIEW 
 
Findings as Required By the Minneapolis Zoning Code for the Site Plan Review 
 
1. Required Findings for Major Site Plan Review 
 

a. The site plan conforms to all applicable standards of Chapter 530, Site Plan Review. (See 
Section A below for evaluation.) 

b. The site plan conforms to all applicable regulations of the zoning ordinance and is 
consistent with applicable policies of the comprehensive plan (refer to the above 
discussions). 
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c. The site plan is consistent with applicable development plans or development objectives 
adopted by the City Council (not applicable). 

 
Section A: Conformance with Chapter 530 of Zoning Code 
Building Placement and Façade Requirements: 
 
• Placement of the building shall reinforce the street wall, maximize natural 

surveillance and visibility, and facilitate pedestrian access and circulation. 
• First floor of the building shall be located not more than eight (8) feet from the front 

lot line (except in C3S District or where a greater yard is required by the zoning 
ordinance). If located on corner lot, the building wall abutting each street shall be 
subject to this requirement. 

• The area between the building and the lot line shall include amenities. 
• The building shall be oriented so that at least one (1) principal entrance faces the 

public street. 
• Except in the C3S District, on-site accessory parking facilities shall be located to the 

rear or interior of the site, within the principal building served, or entirely below 
grade.  

• For new construction, the building façade shall provide architectural detail and 
shall contain windows at the ground level or first floor. 

• In larger buildings, architectural elements shall be emphasized. 
• The exterior materials and appearance of the rear and side walls of any building 

shall be similar to and compatible with the front of the building.  
• The use of plain face concrete block as an exterior material shall be prohibited 

where visible from a public street or a residence or office residence district. 
• Entrances and windows: 

• Residential uses shall be subject to section 530.110 (b) (1). 
• Nonresidential uses shall be subject to section 530.110 (b) (2). 

• Parking Garages: The exterior design shall ensure that sloped floors do not 
dominate the appearance of the façade and that vehicles are screened from view. At 
least thirty (30) percent of the first floor façade that faces a public street or sidewalk 
shall be occupied by commercial uses, or shall be designed with architectural detail 
or windows, including display windows, that create visual interest. 

 
Planning Department Evaluation of Building Placement and Façade Requirements:  
 
• The site is in conformance with the site plan that was approved in 2001.  
• The proposed building will be set back 35 feet from West Broadway. The reason is to 

accommodate the approximately 25-foot change in grade as the site slopes up from the 
sidewalk on Broadway and begins to flatten out about 35 feet back from the property 
line.  

• The area between the building and the property line will be fully landscaped with trees 
and shrubs. 
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• The new building is an industrial looking building with corrugated metal sheathing on all 
four sides. The revised elevations (Attachment 6) show enhancements to the original 
design in order to improve the rear of the building that is visible from West Broadway. 
To break up its massing and add architectural detail, the applicant proposes to use a metal 
wall panel on this south side that has a dark green color to contrast with the cream 
colored panels on the rest of the building. The panels come with these colors; they are not 
simply painted. This contrasting color will wrap around the southern ends of the two 
sides as well. The design now includes additional windows on the south side. The 
applicant has committed to adding a four-foot high building base made of architectural 
stone or an equivalent product. 

• Since this building will serve as the main processing area, it is unlikely that the general 
public will ever visit here. The existing building will continue to serve as the main office 
for the business and since the entrance to the site is from the north, the parking is close to 
that building, not this new one. There will be an emergency exit that faces West 
Broadway. 

• Due to internal operational needs, the windows do not occupy 30% of the walls between 
2 and 10 feet as the Code requires. Instead, the building includes clerestory windows in 
all of the walls. These windows are high enough to provide natural lighting and to also be 
less likely to be broken by the industrial processes. Also the south wall and the south end 
of the east wall include several windows that are high enough to avoid constant danger of 
being broken by internal operations.  

• In order to meet alternative compliance, the applicant proposes to enhance the building 
wall as described above and add further enhancements to the landscaping on this very 
visible West Broadway side of the site. City staff will work with the applicant to achieve 
a superior landscaping plan for West Broadway side of the site that includes a 
combination of coniferous trees and bushes. Also the applicant will replace the chain link 
fence in this area with a decorative fence that will both enhance the aesthetic appeal 
while still maintaining site security. 

 
Access and Circulation Requirements: 
• Clear and well-lighted walkways of at least four (4) feet in width shall connect 

building entrances to the adjacent public sidewalk and to any parking facilities 
located on the site. 

• Transit shelters shall be well lighted, weather protected and shall be placed in 
locations that promote security. 

• Vehicular access and circulation shall be designed to minimize conflicts with 
pedestrian traffic and surrounding residential uses. 

• Traffic shall be directed to minimize impact upon residential properties and shall be 
subject to section 530.140 (b). 

• Areas for snow storage shall be provided unless an acceptable snow removal plan is 
provided.  

• Site plans shall minimize the use of impervious surfaces.  
 
Planning Department Evaluation of Access and Circulation Requirements:  
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• There are no transit shelters or transit routes in the vicinity.  
• Three blocks and the I-94 freeway trench separate the site from the closest residential 

uses.  
• Truck routes provide access via Broadway, 22nd Ave. 2nd St. and I-94.  
• There is ample room on site for snow storage.  
• The applicant will work with the Planning Division and Public Works to develop a 

revised storm water management plan that minimizes impervious surfaces and increases 
the landscaping on the site. 

 
Landscaping and Screening Requirements: 
 
• The composition and location of landscaped areas shall complement the scale of the 

development and its surroundings.  
• Not less than twenty (20) percent of the site not occupied by buildings shall be 

landscaped as specified in section 530.150 (a).  
• Where a landscaped yard is required, such requirement shall be landscaped as 

specified in section 530.150 (b). 
• Required screening shall be six (6) feet in height, unless otherwise specified, except 

in required front yards where such screening shall be three (3) feet in height. 
• Required screening shall be at least ninety-five (95) percent opaque throughout the 

year. Screening shall be satisfied by one or a combination of the following: 
• A decorative fence. 
• A masonry wall. 
• A hedge. 

• Parking and loading facilities located along a public street, public sidewalk or 
public pathway shall comply with section 530.160 (b). 

• Parking and loading facilities abutting a residence or office residence district or 
abutting a permitted or conditional residential use shall comply with section 530.160 
(c).  

• The corners of parking lots shall be landscaped as specified for a required 
landscaped yard. Such spaces may include architectural features such as benches, 
kiosks, or bicycle parking.  

• Parking lots containing more than two hundred (200) parking spaces: an additional 
landscaped area not less than one hundred-fifty (150) square feet shall be provided 
for each twenty-five (25) parking spaces or fraction thereof, and shall be landscaped 
as specified for a required landscaped yard.  

• All parking lots and driveways shall be defined by a six (6) inch by six (6) inch 
continuous concrete curb positioned two (2) feet from the boundary of the parking 
lot, except where the parking lot perimeter is designed to provide on-site retention 
and filtration of stormwater. In such case the use of wheel stops or discontinuous 
curbing is permissible. The two (2) feet between the face of the curb and any 
parking lot boundary shall not be landscaped with plant material, but instead shall 
be covered with mulch or rock, or be paved.  
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• All other areas not governed by sections 530.150, 530.160 and 530.170 and not 
occupied by buildings, parking and loading facilities or driveways, shall be covered 
with turf grass, native grasses or other perennial flowering plants, vines, mulch, 
shrubs or trees.  

• Installation and maintenance of all landscape materials shall comply with the 
standards outlined in section 530.220. 

• The city planning commission may approve the substitution or reduction of 
landscaped plant materials, landscaped area or other landscaping or screening 
standards, subject to section 530.60, as provided in section 530.230.  

 
Planning Department Evaluation of Landscaping and Screening Requirements:  
 
The net site equals 85,089 sq. ft. (128,865-43,776). The landscaping (17,296) equals 20% of the 
net site. City staff will work with the applicant to revise the landscaping plan so that it meets the 
tree and bush requirements of the Zoning Code. Staff will direct most of the required trees and 
bushes to be located in those areas most visible from public streets and sidewalks. The applicant 
installed fencing that surrounds the site consistent with the advice City’s CPTED1 expert as a 
part of the prior site plan review approval. The Stormwater Management Plan will also clarify 
the areas on the site where there will be empty container storage, driveways, parking, as well as 
areas to manage stormwater.  As per the Zoning Code, all other areas will be landscaped. 
 
Additional Standards: 
 
• Lighting shall comply with the requirements of Chapter 535 and Chapter 541. A 

lighting diagram may be required. 
• Parking and loading facilities and all other areas upon which vehicles may be 

located shall be screened to avoid headlights shining onto residential properties.  
• Site plans shall minimize the blocking of views of important elements of the city. 
• Buildings shall be located and arranged to minimize shadowing on public spaces 

and adjacent properties. 
• Buildings shall be located and arranged to minimize the generation of wind currents 

at ground level. 
• Site plans shall include crime prevention design elements as specified in section 

530.260. 
• Site plans shall include the rehabilitation and integration of locally designated 

historic structures or structures that have been determined to be eligible to be 
locally designated. Where rehabilitation is not feasible, the development shall 
include the reuse of significant features of historic buildings. 

 
Planning Department Evaluation of the Additional Standards:  

 

 
1 Crime Prevention Through Environmental Design 
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Due to the distance of residential uses, intervening industrial uses, landscaping, fencing 
screening, and the design of the lighting fixtures, no glare from the site or on-site parking and 
operations will affect residential areas. City staff trained in crime prevention design reviewed 
and approved the site plan.  

 
Section B: Conformance with All Applicable Zoning Code Provisions and Consistency with the 
Comprehensive Plan 
 
ZONING CODE: 
 
Hours of Operation: Hours businesses can be open to the public in the I2 District are 6:00 a.m. to 
10:00 p.m. Sunday through Thursday and 6:00 a.m. through 11:00 p.m. Friday and Saturday.  
 
The applicant will continue to conform to the hours of operation limitations. 
 
Dumpster screening: Section 535.80. Refuse storage containers shall be enclosed on all four (4) sides 
by screening compatible with the principal structure not less than two (2) 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.  
 
Trash will be enclosed in the building. 
 
Signage: All new signage is required to meet the requirements of the Zoning Code and permits are 
required from the Zoning Office.  
 
There are no proposed changes to the signage. 
 
Paved areas: The proposed expansion is a very large building built to accommodate vehicular 
maneuvering, processing of waste materials, and storage. Compared to other industrial uses, the Zoning 
Code over-predicts the demand for parking (32 stalls in this case for an expected maximum of 19 
employees). The Zoning Administrator has agreed that the applicant can show 32 stalls on the plan but 
will only require that the applicant pave 19 stalls unless the demand increases above 19, in which case, 
the applicant shall pave the number of additional stalls to match the maximum number of employees per 
shift.  
 
MINNEAPOLIS PLAN:  
 
Applicable policies of the Minneapolis Plan: Refer to the findings above in Section A. 5. 
 
Section C: Conformance with Applicable Development Plans or Objectives Adopted by the City 
Council 
 
There are no development plans or objectives approved by the City Council for this specific area beyond 
the Comprehensive Plan and the Upper River plan as noted in the findings above in Section A. 
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Alternative Compliance: The Planning Commission may approve alternatives to any major site 
plan review requirement upon finding any of the following: 
• The alternative meets the intent of the site plan chapter and the site plan includes amenities 

or improvements that address any adverse effects of the alternative. Site amenities may 
include but are not limited to additional open space, additional landscaping and screening, 
transit facilities, bicycle facilities, preservation of natural resources, restoration of 
previously damaged natural environment, rehabilitation of existing structures that have 
been locally designated or have been determined to be eligible to be locally designated as 
historic structures, and design which is similar in form, scale and materials to existing 
structures on the site and to surrounding development. 

• Strict adherence to the requirements is impractical because of site location or conditions and 
the proposed alternative meets the intent of this chapter. 

• The proposed alternative is consistent with applicable development plans or development 
objectives adopted by the city council and meets the intent of this chapter. 

 
Planning Division Analysis Regarding Alternative Compliance:  
 
The project does not comply with the Code’s window requirement. The enhanced landscaping on the 
south side will help to screen the expansive south wall and will improve how the site and building will 
appear from the street and sidewalk. 
 
Analysis of Compliance with Amended Site Plan Review Standards:   
 
The City Council adopted revisions to the site plan review chapter on April 29, 2005. If applied to this 
application, the revised regulations will require additional trees and bushes be planted on site. 
 
RECOMMENDATIONS 
 
Recommendation of the Community Planning and Economic Development Department – 
Planning Division for the Conditional Use Permit:  
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the proposed amendment to 
the existing conditional use permit for the Broadway Resource Recovery expansion of an existing 
recycling facility located project at 111 22nd Ave. N. 
 
Recommendation of the Community Planning and Economic Development Department – 
Planning Division for the Conditional Use Permit:  
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the proposed conditional use 
permit to increase the allowable effective height to 36 ft. for the Broadway Resource Recovery 
expansion of an existing recycling facility located project at 111 22nd Ave. N. 
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Recommendation of the Community Planning and Economic Development Department – 
Planning Division for the Site Plan Review Application:  
 
The Community Planning and Economic Development Department – Planning Division recommends 
that the City Planning Commission adopt the above findings and approve the proposed amendment to 
the existing site plan review application for the Broadway Resource Recovery expansion of an existing 
recycling facility located project at 111 22nd Ave. N. subject to the following conditions: 
 
1. Approval by the Planning Division of the final drawings including the site, elevations, lighting, 

and landscape plans. 
 

2. The site improvements shall be completed by May 9, 2006, or the application may be revoked 
for noncompliance, unless extended by the Zoning Administrator or the City Council. 
 

3. If the site improvements exceed $2,000 in value, the developer shall submit a performance bond 
for these improvements prior to the issuance of building permits. 

 
Attachments: 
1. Location map 
2. Zoning and lot lines in the area 
3. Overlay zoning 
4. Original proposed phasing 
5. Project drawings 
6. Revised south elevation 
7. Information from the applicant 
8. Upper River Master Plan: Land Use Plan Map 
9. Photos 
10. Data sheet 
11. Letter from the West Broadway Gateway Team 
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