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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Kimberly Holien, Principal Planner, (612) 673-2402 

DATE: April 14, 2016 

SUBJECT: 2707 38th Street E and 3800-3812 28th Avenue S 
 

 
The applicant and the Department of Community Planning and Economic Development (CPED) would 
like to introduce and seek feedback from the City Planning Commission (CPC) on the project proposed 
at 2707 38th Street E and 3800-3812 28th Avenue S.  This input will be used by the applicant as they 
prepare formal applications.  The attached plans include a site plan, floor plans, elevations, color 
renderings and shadow studies.   
 
The project includes a 4-story mixed use building with 53 dwelling units.  The proposed building will be 
L-shaped with frontage on 38th Street and 28th Avenue S.  The proposed building will wrap around the 
existing building at the corner of 38th Street E and 28th Avenue S, preserving the existing building.  The 
ground floor of the building will have four retail spaces fronting along 38th Street E and walk-up units 
fronting along 28th Avenue S.  Each of the retail spaces is less than 1,000 square feet.  The upper floors 
contain residential units that cantilever over surface parking on the back side of the building.  A total of 
34 parking stalls are provided.  The residential unit mix includes three studio units, 40 one-bedroom 
units, and ten two-bedroom units.   
 
The main residential entrance is on the east side of the building, facing 28th Avenue S.  The retail spaces 
each have individual entrances facing 38th Street E.  The primary exterior materials are stucco, metal 
panel and brick.  Fiber cement panels and fiber cement lap siding are proposed on the interior 
elevations.  The north elevation, facing 38th Street E, is designed to appear as two distinct buildings 
separated by the alley at grade.  The applicant is requesting to vacate air rights above the alley and build 
over it on the third and fourth floors.   
 
The site consists of three parcels, each with a different primary zoning classification.  The property at 
2707 38th Street E is zoned C2 and contains the Pedestrian Oriented Overlay district.  The property at 
3806 28th Avenue S is zoned C1 and contains the PO, Pedestrian Oriented Overlay district.  The 
property at 3812 28th Avenue S is zoned R1A.  The applicant is proposing to rezone all of the parcels to 
C2, Neighborhood Corridor Commercial district.  The following land use applications have been 
identified thus far: 
 

Rezoning from the C1 and R1A districts to the C2, Neighborhood Corridor Commercial 
district 
A variance to exceed the maximum floor area ratio 
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A variance to decrease the south interior side yard setback from 11 feet to four feet 
A variance to decrease the front yard setback requirement along 28th Avenue S due to the 
established setback of the adjacent residential structure 
Minor subdivision 
Vacation of air rights over the public alley 
Site Plan Review 

 
The applicant intends to take advantage of a 30 percent density for providing commercial uses for 50 
percent of the ground floor.  Staff has calculated the retail square footage at 3,656 square feet, or 46.2 
percent of the ground floor.  The size of the retail spaces will need to be increased to total at least 
3,953 square feet in order to qualify for a bonus.  With the bonus, the site would be allowed a 
maximum floor area ratio of 2.21.  The building as proposed has a floor area ratio of 2.4.   
 
The majority of the site is designated as mixed-use on the future land use map in The Minneapolis Plan for 
Sustainable Growth and 38th Street E is a community corridor in this location.  The parcel at 3812 28th 
Avenue S is designated as urban neighborhood on the future land use map.  The properties at 2700 E 
38th Street and 3806 28th Avenue S are located within a neighborhood commercial node.  The 
properties south of the site are all zoned R1A and primarily contain single family homes.  Properties 
along 38th Street near the site contain a variety of commercial uses.  All but one parcel fronting on 38th 
Street E between the site and the transit station are zoned C1.      
 
The property is within the study area of 38th Street Station Area Plan (2007).  The small area plan 
identifies the site as being within the “station district” and the future land use of the site as 
“neighborhood mixed use.”  The plan specifically calls out the corner of 28th Avenue and 38th Street as 
an “anchor and building block for a larger mixed-use district contiguous with the station.”  The portion 
of the site that fronts along 38th Street E is recommended for landscaping and screening improvements 
of the existing site to create a better pedestrian environment.  The plan contains the following policy 
recommendations that are relevant to this project: 
 
2.2 The plan should reinforce stable residential neighborhoods that are physically buffered from 

nonresidential land uses. 
2.3 Redevelopment of single-family areas adjacent to or near 38th Street shall be limited to areas 

where the plan envisions redevelopment facing 38th Street. 
2.5 Adequate parcel depth should be acquired to avoid the need for variances from zoning 

standards that arise from small sites (e.g., related to yard, landscaping and parking), not simply to 
increase the size of the project scale. 

3.1 The plan should reinforce neighborhood-scale, mixed-use nodes or districts along 38th Street 
and Minnehaha Avenue. 

6.1 Heights of new buildings shall be related to their neighborhood context. 
 
In addition to general project comments, staff specifically seeks feedback from the Planning Commission 
on the amount of surface parking and the request for rezoning to the C2, Neighborhood Corridor 
Commercial district.  As noted above, 38th Street E is a designated Community Corridor in this location 
and the site is a combination of mixed use and urban neighborhood on the future land use map.  The 
commercially-zoned parcels are in a neighborhood commercial code.  Adopted policies for 
neighborhood commercial nodes and community corridors generally call for neighborhood-serving retail 
sales and service uses that are more consistent with the C1 zoning designation than the broad range of 
commercial uses allowed in the C2 district.  While the site is in a Transit Station Area Pedestrian 
Oriented Overlay district, the land use features present on the site are more consistent with a C1 
zoning classification.  Additionally, the building would extend three parcels south of the Community 
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Corridor and adjacent to single-family residential uses.  Staff had previously recommended to the 
applicant that they pursue a rezoning to the C1, Neighborhood Commercial district in lieu of the C2 
district.   
 
 
 
 
 
 

 


























































