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LAND USE APPLICATION SUMMARY 

Property Location: 1823 Penn Avenue North; 2201, 2213, 2217, and 2221 Golden Valley Road 
Project Name:  Commons at Penn Avenue 
Prepared By: Mei-Ling Anderson, City Planner, (612) 673-5342 
Applicant:  Building Blocks Non-profit, Inc. 
Project Contact:   David Witt, Mobilize Design & Architecture, LLC 
Request:  To allow a new four-story, mixed-use building with a community center and 45 

dwelling units. 
Required Applications: 
Conditional Use 
Permit To allow a community center in the C1 Neighborhood Commercial District. 

Conditional Use 
Permit 

To increase the maximum allowed height for a mixed-use building in the C1 
Neighborhood Commercial District from 2.5 stories/35 feet to four stories/50 
feet. 

Variance To reduce the screening requirement for utility equipment located near the 
south east corner of the zoning lot. 

Variance To allow utility equipment to be located within the required side yard adjacent 
to the south property line. 

Variance To allow a surface parking area to be located less than six feet from the 
habitable space of a dwelling unit on the first floor. 

Variance  To increase the amount of allowable compact parking spaces for non-
residential uses. 

Site Plan Review For a four-story, mixed-use building with 45 dwelling units.  

 

SITE DATA 
 
Existing Zoning C1 Neighborhood Commercial District 
Lot Area 34,483 square feet / 0.79 acres 
Ward(s) 5 
Neighborhood(s) Northside Residents Redevelopment Council 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (Penn Avenue North) 
Small Area Plan(s) Not applicable 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site is located at the southwest corner of 
the intersection at Golden Valley Road and Penn Avenue North and contains a total of five parcels. The 
property located at 2213 Golden Valley Road is occupied by a vacant one-story building and the four 
other parcels for the proposed zoning lot (1823 Penn Avenue North and 2201, 2217, and 2221 Golden 
Valley Road) do not contain buildings and are vacant. The site has street frontage along three of the four 
property lines. It is bounded by Golden Valley Road to the north, Penn Avenue North to the east, and 
Queen Avenue North to the west. The south property line is adjacent to the residential uses in the R1A 
Single-Family District. The northeast corner of the site currently contains utility equipment that belongs 
to Xcel and CenturyLink. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject site is located at a 
corner where there other commercial uses. At the intersection, a one-story grocery store and church 
are located on the southeastern corner, a two-story commercial building is located on the northeastern 
corner, and the northwestern corner is vacant. The majority of the surrounding properties and 
neighborhood consists of low-density residential uses in the R1A and R2B zoning districts. 

PROJECT DESCRIPTION. The proposed development would be a four-story, mixed-use with a 
gross floor area of approximately 60,457 square feet. There are 45 dwelling units proposed, and the unit 
mix includes one-, two-, and three–bedroom rental units. Approximately 75 percent of the units would 
have two or three bedrooms to accommodate families with children. 

The second, third, and fourth floors of the building would exclusively contain residential uses, while the 
ground floor of the building would contain both residential uses and commercial space. Approximately 
5,834 square feet on the first floor would be used for a community center, operated by Building Blocks 
Non-profit, Inc., which would consist of a fitness area, a health education center, mentorship programs, 
and administrative offices. A community center is a conditional use in the C1 Neighborhood 
Commercial District and requires a conditional use permit. The remaining 11,410 square feet on the 
first floor would contain residential dwelling units. A tot lot and community garden area would be 
located on the southern portion of the site, adjacent to the proposed building.  

The applicant is proposing a total of 55 parking spaces, of which 43 spaces would be located below-
grade for the residential uses and 12 spaces would be located at grade in a surface parking area for the 
non-residential uses. The applicant is requesting two variances related to parking; one variance is to 
increase the number of compact stalls used to fulfill the minimum non-residential parking requirements, 
and the other is to locate one or more parking stalls within six feet of the habitable area of a dwelling 
unit. 

The new, four-story mixed-use building requires site plan review as well as a conditional use permit to 
allow the building to exceed the district maximum of 2.5 stories/35 feet by 15 feet. In addition, the 
applicant is proposing to relocate the utility equipment that is currently located on the northeast corner 
of the site to the southeast corner of the site. The new location and design of the utility equipment that 
is proposed requires a variance of the screening requirement as well as a variance of the side yard 
setback adjacent to the south property line. 

PUBLIC COMMENTS. As of the printing of this report, staff has not received any public comments. 
Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  
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ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a community center in the C1 Neighborhood Commercial 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 community center would not be detrimental to or endanger the public health, safety, comfort, 
or general welfare. The site currently contains four vacant parcels and one parcel with a vacant one-
story building. The community center would contain health, educational, mentorship, and fitness 
resources and would benefit the public health, safety, comfort, and general welfare, and bring activity 
to an underutilized site. 

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 proposed community center would not be injurious to the use and enjoyment of other 
property in the vicinity, nor would it impede the orderly development and improvement of 
surrounding property for uses permitted in the district. The community center would be available to 
residents of the building as well as to residents of the surrounding neighborhood. The programs 
would be designed to provide after-school activities for youth in the community, generally between 
the hours of 3:00 p.m. and 6:00 p.m. 

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

The proposed community center would not have an adverse impact on utilities, access roads, 
drainage, or other facilities. 

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

Adequate measures have been or will be taken to impact on traffic congestion in the public streets. 
The development provides on-site vehicle and bicycle parking for the community center as well as 
for all other uses in the building that exceeds the minimum zoning code requirements. In addition, 
the site is located next to a transit stop on Penn Avenue North that is served by high-frequency bus 
routes (the 14 and the 19). 

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 1.2: Ensure appropriate transitions between uses with different size, 
scale, and intensity. 

1.2.3 Lessen the negative impacts of non-residential uses on residential areas through 
controls on noise, odors, and hours open to the public. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.2 Advance land use regulations that retain and strengthen neighborhood character, 
including direction for neighborhood serving commercial uses, open space and parks, 
and campus and institutional uses. 

1.8.3  Direct uses that serve as neighborhood focal points, such as libraries, schools, and 
cultural institutions, to designated land use features. 

Land Use Policy 1.9: Through attention to the mix and intensity of land uses and transit 
service, the City will support development along Community Corridors that enhances 
residential livability and pedestrian access. 

1.9.2 Support new small-scale retail sales and services, commercial services, and mixed uses 
where Community Corridors intersect with Neighborhood Commercial Nodes. 

Economic Development Policy 4.7: Focus resources and efforts on connecting residents 
to good jobs. 

4.7.2  Work to inform Minneapolis residents of jobs that are available in the city and 
throughout the metropolitan region. 

Public Services and Facilities Policy 5.2: Support the efforts of public and private 
institutions to provide a wide range of educational choices for Minneapolis students and 
residents throughout the city. 

5.2.4 Connect residents to educational opportunities throughout the city, including magnet 
schools, community education, early childhood family education, post-secondary 
education, and vocational and higher education. 

The proposed community center would support the comprehensive plan in promoting 
neighborhood-serving institutional uses along Community Corridors. In addition, the proposed use 
would connect residents to educational and mentorship opportunities to support the City’s 
economic development and public services goals.  

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 C1 Neighborhood Commercial District. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
increase the maximum allowed height for a mixed-use building in the C1 Neighborhood Commercial 
District from 2.5 stories/35 feet to four stories/50 feet 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 proposed development would be four stories, or 50 feet, at its tallest point. The maximum 
allowed height of a building in the C1 Neighborhood Commercial District is the lesser of 2.5 stories 
or 35 feet. The original published notice for this project listed the maximum allowed height as 3 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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stories/42 feet, which included the mixed commercial-residential density bonus per section 548.130 
of the zoning code. As the project does not qualify for this density bonus, which would have allowed 
the development to be 3 stories/42 feet by right, the development is subject to the C1 district 
height maximum of 2.5 stories/35 feet. 

The proposed 50-foot tall building will not be detrimental to or endanger the public health, safety, 
comfort, or general welfare provided that the development complies with all applicable building 
codes, life safety ordinances, and Public Works standards. 

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 building would reach four stories (50 feet) at its tallest point, and the fourth floor would cover 
only the eastern half of the building. The balance of the building would be approximately 3 stories/42 
feet tall. As the proposed building would be located along public streets to the north, east, and west, 
it would not be adjacent to any residential uses on these three sides. The building would be located 
approximately 19 feet from the nearest residential properties that are directly to the south. CPED 
does not believe that increasing the maximum allowed height of the building would be injurious to 
the use and enjoyment of other property in the vicinity, nor would it impede the orderly 
development and improvement of surrounding property for uses permitted in the district. 

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

Increasing the height of the building will not have an impact on utilities, access roads, drainage, or 
other necessary facilities. 

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

Increasing the allowed height of the building will have no impact on traffic congestion in the public 
streets. Both residential and non-residential uses will have off-street parking provided within the 
subject site and the development is next to two high-frequency bus routes. 

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 1.2: Ensure appropriate transitions between uses with different size, 
scale, and intensity. 

1.2.1 Promote quality design in new development, as well as building orientation, scale, 
massing, buffering, and setbacks that are appropriate with the context of the 
surrounding area. 

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 

1.5.1 Support an appropriate mix of uses within a district or corridor with attention to 
surrounding uses, community needs and preferences, and availability of public facilities. 

1.5.2 Facilitate the redevelopment of underutilized commercial areas by evaluating possible 
land use changes against potential impacts on the surrounding neighborhood. 
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Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

Land Use Policy 1.11: Preserve and enhance a system of Neighborhood Commercial 
Nodes that includes a mix of housing, neighborhood-serving retail, and community 
uses. 

1.11.4 Encourage a height of at least two stories for new buildings in Neighborhood 
Commercial Nodes, in keeping with neighborhood character. 

1.11.5 Encourage the development of medium- to high-density housing where appropriate 
within the boundaries of Neighborhood Commercial Nodes, preferably in mixed use 
buildings with commercial uses on the ground floor. 

Housing Policy 3.2: Support housing density in locations that are well connected by 
transit, and are close to commercial, cultural and natural amenities. 

3.2.1  Encourage and support housing development along commercial and community 
corridors, and in and near growth centers, activity centers, retail centers, transit 
station areas, and neighborhood commercial nodes. 

Urban Design Policy 10.5: Support the development of multi-family residential 
dwellings of appropriate form and scale. 

10.5.1 Smaller-scale, multi-family residential development is more appropriate along 
Community Corridors and Neighborhood Commercial Nodes.  

Urban Design Policy 10.6: New multi-family development or renovation should be 
designed in terms of traditional urban building form with pedestrian scale design 
features at the street level. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject building 
as well as for adjacent properties by building within required setbacks. 

10.6.3  Provide appropriate physical transition and separation using green space, setbacks or 
orientation, stepped down height, or ornamental fencing to improve the compatibility 
between higher density and lower density residential uses. 

The applicant is proposing a four-story building along a designated Community Corridor (Penn 
Avenue South). The development meets all applicable building setbacks and would not have a 
negative impact on significant views, air, or light for surrounding properties. The development 
includes a mixture of multi-family housing with ground floor commercial uses, which is in keeping 
with the applicable comprehensive plan policies. 

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 C1 Neighborhood Commercial District.  

Additional Standards to Increase Maximum Height 
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In addition to the conditional use permit standards, the Planning Commission shall consider, but not be 
limited to, the following factors when determining the maximum height of principal structures in 
commercial districts: 

1. Access to light and air of surrounding properties. 

The building is bounded by a public street on the north, east, and west sides of the property, and by 
an alley to the south. The nearest residential properties would be located approximately 80 feet 
from the proposed building. Increasing the height of the proposed development should not impede 
access to light and air that the surrounding properties receive. 

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

Increasing the height of the building eight feet above the allowed 35 feet would not have significant 
shadowing effects on adjacent residential properties, significant public spaces, or existing solar 
energy systems, if any. 

The applicant submitted a shadow study showing the proposed development’s impacts just after 
sunrise, just before sunset, and at noon on January 21st, March 21st, and June 21st. In the shadow 
study that was included in the application, most of the shadowing throughout the year would occur 
on Golden Valley Road and Penn Avenue, with little impact on nearby residential properties. The 
largest shadowing impact would occur just before sunset on January 21st and would affect the 
residential properties to the northeast of the site. 

3. The scale and character of surrounding uses. 

The buildings in the surrounding area range between one and two stories. There are two one-story 
commercial buildings to the east, a vacant parcel to the north, and residential buildings throughout 
most of the surrounding area. At its tallest point, the proposed development would be two stories 
taller than the adjacent residential uses to the south, which are approximately 80 feet from the 
proposed building. 

The character of the proposed building would be in keeping with surrounding uses, as it is primarily 
residential with a community center to serve neighborhood youth. 

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

The proposed development will not block views of landmark buildings, significant open spaces, or 
bodies of water. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the screening requirement for utility equipment located near the south east corner of the 
zoning lot based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The zoning code requires that all mechanical equipment be screened on all four sides. The utility 
equipment that would be located along the south property line belongs to Xcel Energy and 
CenturyLink and serves the community, not just the proposed development. This equipment is 

https://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR_548.110INMAHE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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currently located along the north property line but is being relocated as part of the development in 
order to provide full, active building walls along Golden Valley Road and Penn Avenue North. As the 
applicant is unable to completely remove the utility equipment from the site, they have proposed a 
location for it where it would be able to be screened on three of the four sides. However, the utility 
companies require that the doors of the equipment be unobstructed and unencumbered, and that 
no built or other permanent elements can be located within ten feet of the front access doors. As a 
result, the applicant is not able to screen the equipment on all four sides. The applicant did not 
create these unique circumstances and granting the variance would have no economic benefit to 
them. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The Xcel utility equipment is two feet 11 inches tall at max and the Century Link pull box is three 
feet six inches tall. The applicant is proposing to provide screening on three of the four sides of the 
equipment through a combination of landscaping and the 6-foot high fence along the south property 
line. The portion that is not screened directly faces a drive aisle and the office space area of the 
community center and would be on the opposite side of the property from the proposed tot lot and 
residential entrances. CPED staff finds that, as conditioned, the applicant is proposing to use the 
property in a reasonable manner that will be in keeping with the spirit and intent of the ordinance 
and comprehensive plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variance of the screening requirement will not alter the essential character of the 
locality or be injurious to the use or enjoyment of other property in the vicinity. The portion that is 
not screened directly faces a drive aisle and the office space area of the community center. It would 
also be located on the opposite side of the property from the proposed tot lot and residential 
entrances. 

For off-site uses, the unscreened portion of the equipment would be only partially visible from the 
public street and sidewalk along Penn Avenue North, as it would be screened on the east side and 
would be located 21 feet from the east property line to exceed the minimum front yard 
requirement along Penn Avenue North. The equipment would not be at all visible from the adjacent 
residential buildings to the south due to location of the six-foot tall opaque fence along the south 
property line. If granted, the proposed variance would not be detrimental to the health, safety, or 
welfare of the general public or of those utilizing the property or nearby properties. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to allow utility equipment to be located within the required side yard adjacent to the south 
property line based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The south property line is subject to a minimum side yard of five feet, as the development fronts 
Penn Avenue North along the east property line and there are residential uses (R1A Single-Family 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI


Department of Community Planning and Economic Development 
BZZ-6550 

 

 

 
9 

District) on the opposite side of the south property line. The applicant is requesting a variance to 
reduce the side yard adjacent to the south property line from five feet to two feet in order to locate 
utility equipment in this portion of the site. 

The utility equipment belongs to Xcel Energy and CenturyLink and serves the community, not just 
the proposed development. This equipment is currently located along the north property line but is 
being relocated as part of the development in order to provide full, active building walls along 
Golden Valley Road and Penn Avenue North. There are limited options for relocating the utility 
equipment, with the proposed location being one of them. As the applicant is unable to completely 
remove the utility equipment from the site, they have proposed a location for the equipment where 
it would minimize its impacts on on-site and off-site uses as much as possible through landscaping 
and screening. In addition, the equipment would be located 21 feet from the east property line to 
exceed the front yard requirement of 20 feet along Penn Avenue North. 

These unique circumstances were not created by the applicant and practical difficulties exist in 
complying with the ordinance. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The applicant has proposed a new location for the existing utility equipment that would allow the 
development to balance the existing conditions on the site with future uses that are appropriate for 
a zoning lot of this size and in this location. CPED staff believes that the applicant is proposing to use 
the property in a reasonable manner that will be in keeping with the spirit and intent of the 
ordinance and comprehensive plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variance of the screening requirement will not alter the essential character of the 
locality or be injurious to the use or enjoyment of other property in the vicinity. The proximity of 
the equipment to the residential uses to the south would be adequately mitigated through 
landscaping and screening. If granted, the proposed variance would not be detrimental to the health, 
safety, or welfare of the general public or of those utilizing the property or nearby properties. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to allow a surface parking lot to be located less than six feet from the habitable space of a 
dwelling unit on the first floor based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Section 537.80 of the zoning code requires that open parking spaces be located no closer than six 
feet from the habitable space of a dwelling unit. The parking area serving the non-residential uses on 
the first floor of the proposed project is located approximately 4.5 feet from one of the residential 
units on the first floor. A variance is required to allow these parking stalls within six feet of the 
dwelling area. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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The parking area would be located on the south side of the proposed building, between the building 
and south property line. The applicant is providing a six-foot buffer between the parking area and 
the south property line, which abuts the residential alley and R1A Single-Family District. The 
applicant states that the variance is required to maintain a nine-foot wide pedestrian walkway and 
landscaping along the north property line between the proposed building and Golden Valley Road. 
Staff finds that practical difficulties exist in complying with the ordinance due to the narrow depth of 
the lot and the site’s proximity to residential zoning districts. The proposed layout of the building 
allows the applicant to provide landscaped buffers between the development and adjacent uses to 
the north and south while minimizing the need for additional height and providing the minimum 
required drive aisle width for the surface parking area. These unique circumstances were not 
created by persons presently having an interest in the property. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The variance would impact a total of one dwelling unit within the building. The intent of the 
ordinance is to provide adequate separation between vehicles and dwellings to reduce the adverse 
impacts of vehicles, such as noise and fumes. The variance is being requested in order to provide 
sufficient off-street parking for the non-residential uses (namely, the community center). As the 
primary hours for the community center are generally between the hours of 3:00 p.m. and 6:00 
p.m., the parking area should have a minimal impact on the habitable space of the adjacent unit. In 
addition, without granting the variance, the amount of guest parking would be further limited. CPED 
staff finds that the applicant is proposing to use the property in a reasonable manner that will be in 
keeping with the spirit and intent of the ordinance and comprehensive plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variance would not alter the essential character of the locality of be injurious to the 
use or enjoyment of other property in the vicinity. Granting the variance should not be detrimental 
to the health, safety, or welfare of the general public or of those utilizing the property or nearby 
properties. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the amount of allowable compact parking spaces for non-residential uses based on 
the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The development is required to have a minimum ten parking spaces for non-residential uses. The 
zoning code requires that at least 75 percent of the requirement be fulfilled with standard parking 
stalls per section 541.330. Therefore, the applicant may provide up to two compact parking stalls 
without a variance. The applicant is proposing five stalls along the south property line in the surface 
parking area, so a variance is required. Practical difficulties exist in complying with the ordinance, as 
the property has three street frontages and the applicant is attempting to balance the need to 
provide adequate pedestrian and landscaped spaces and uninterrupted building frontage on the three 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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sides adjacent to the public sidewalk with the providing off-street parking for visitors and employees 
of the community center. The unique shape of the property was not created by the applicant. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The compact parking spaces will allow the applicant to provide sufficient off-street parking for non-
residential uses. CPED staff finds that the applicant is proposing to use the property in a reasonable 
manner that will be in keeping with the spirit and intent of the ordinance and comprehensive plan. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Granting the variance would not alter the essential character of the locality of be injurious to the 
use or enjoyment of other property in the vicinity, and would not be detrimental to the health, 
safety, or welfare of the general public or of those utilizing the property or nearby properties. 

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; requires alternative 
compliance 

• The placement of the building reinforces the street wall, facilitates pedestrian access, and 
maximized natural surveillance on the three main street frontages (Golden Valley Road, Penn 
Avenue North, and Queen Avenue North). The first floor of the building is located at or within 
eight feet of the front lot line on all street frontages. 

• The area between the building and north and west property lines will contain planting areas and 
nine bicycle spaces. There are also trees and bicycle parking spaces proposed for the public 
right-of-way along the north and west street frontages. 

• There are two principal entrances proposed that would be oriented toward Golden Valley 
Road, including one at the northeast corner of the site. 

• All on-site accessory parking will be located to the rear of the site or entirely below grade. The 
parking area for the residential uses would be located below-grade, while the parking area to 
the rear of the site would serve the non-residential uses. 

• The applicant is proposing a variety of materials, recesses in the building walls, and other 
architectural elements to break up the facade into smaller sections. 

• There are no areas of the development that are more than 25 feet in length and void of 
windows, entries, recesses or projects, or other architectural elements. 

• The exterior materials of the building will include varieties of engineered wood siding, rockface 
and burnished concrete masonry units (CMU), and metal panels. Engineered wood siding is not 
considered a durable material and is not allowed as an exterior building material for multiple-
family homes or non-residential properties. This item requires alternative compliance. 

• Plain face concrete block is not proposed as an exterior material. The sides and rear of the 
building are similar to and compatible with the front of the building. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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• The zoning code requires that, for residential uses, at least 20 percent of the walls on the first 
floor and ten percent of the walls on each floor above facing a public street, sidewalk, pathway, 
or on-site parking lot shall be windows. The same regulations apply to non-residential uses, 
except that the first floor requirement is 30 percent for these uses. All applicable building walls 
exceed the minimum window requirement aside from the first floor, west elevation facing the 
surface parking area which contains non-residential uses. The minimum window requirement on 
this elevation is 77 square feet, whereas the applicant is proposing 2 windows totaling 45 square 
feet. This item requires alternative compliance. See Table 1. 

• The windows are vertical in nature and are generally distributed in a uniform fashion along the 
building walls.  

• Each of the first floor building walls facing public streets and sidewalks contain active functions 
for more than 30 percent of the linear building frontage. 

• The roof line of the building will be flat. Most surrounding properties are residential buildings 
with pitched roofs; however, the commercial building on the opposite side of Penn Avenue 
North has a flat roof. 

• There are no above-grade parking garages proposed for the development. 

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

 Code Requirement Proposed 
Golden Valley Road 
(Residential)   

1st Floor 20% minimum 205 sq. ft. 27% 275 sq. ft. 
2nd Floor and 3rd Floor 10% minimum 250 sq. ft. 30% 752 sq. ft. 

4th Floor 10% minimum 116 sq. ft. 29% 340 sq. ft. 
Golden Valley Road 
(Non-residential)   

1st Floor 30% minimum 310 sq. ft. 53% 547 sq. ft. 
Penn Avenue North 
(Residential)     

2nd Floor and Above 10% minimum 86 sq. ft. 23% 200 sq. ft. 
Penn Avenue North 
(Non-residential)     

1st Floor 30% minimum 210 sq. ft. 36% 252 sq. ft. 
Queen Avenue North 
(Residential)     

1st Floor 20% minimum 96 sq. ft. 21% 99 sq. ft. 
2nd Floor and Above 10% minimum 91 sq. ft. 27% 243 sq. ft. 

West Elevation Facing 
Parking 
(Non-residential) 

    

1st Floor 30% minimum 77 sq. ft. 18% 45 sq. ft. 
South Elevation Facing 
Parking 

(Residential) 
    

1st Floor 20% minimum 324 sq. ft. 22% 354 sq. ft. 
2nd Floor 10% minimum 258 sq. ft. 22% 570 sq. ft. 
3rd Floor  10% minimum 258 sq. ft. 26% 680 sq. ft. 
4th Floor 10% minimum 47 sq. ft. 43% 204 sq. ft. 
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Access and Circulation – Meets requirements 

• All of the principal entrances leading into and out of the building are connected to the public 
sidewalk either directly or via a walkway. 

• No transit shelters are proposed for the development at this time. 
• The site has been designed so that pedestrians would primarily enter the site from the principal 

entrances facing Golden Valley Road, whereas all vehicles would be directed to a single curb cut 
on Penn Avenue North to access the surface parking area or below-grade parking. The vehicular 
circulation has been designed to minimize conflicts with pedestrians and surrounding residential 
uses. 

• There is a residential alley along the south property line. No vehicular or pedestrian traffic 
would be able to enter the alley due to the fence along the south property line. In addition, the 
curb cut is located on the east side of the site. As the eastern portion of the alley has been 
partially vacated for the residential property to the south, vehicles would not be able to 
circulate through the alley to get from one side of the property to the other. The increased 
traffic from the development would have a minimal impact on the adjacent residential alley and 
residential uses. 

• There is no maximum impervious surface requirement in the C1 zoning district. According to 
the materials submitted by the applicant, 77 percent of the site will be impervious. Currently, 
approximately 10 percent of the site is impervious. 

Landscaping and Screening – Requires alternative compliance 

• The composition and location of landscaped areas complement the scale of the development 
and its surroundings. 

• The zoning code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The lot area of the site is 34,483 square feet and the building footprint is 17,453 
square feet. The difference is 17,030 square feet, and 20 percent of this number is 3,406 square 
feet. The applicant is proposing approximately 4,802 square feet of landscaping on the site, or 
approximately 28 percent of the site not occupied by the building. 

• The zoning code requires that the site contain at least one canopy tree per 500 square feet of 
required green space and at least 1 shrub for each 100 square feet of required green space. The 
tree requirement for this site is eight and the shrub requirement is 35. The applicant is providing 
a total of three canopy trees and 140 shrubs on-site, as well as a variety of perennials and 
grasses. The applicant is also proposing new canopy trees, shrubs, and other landscape materials 
in the right-of-way along both Golden Valley Road and Queen Avenue North. While the 
applicant is exceeding the minimum shrub requirement by 105, they would need to provide five 
additional canopy trees on-site to comply with the requirements. Therefore, this item requires 
alternative compliance. 

• All areas not occupied by buildings or paved parking areas contain landscaping. 
• The site contains a surface parking area with 12 parking spaces, one of which meets accessibility 

standards. The five most southerly stalls are compact spaces. Properties with parking areas that 
abut a residential alley, residence district, or residential use must provide a minimum seven-foot 
landscaped yard between the parking area and adjacent residential use. The applicant is 
proposing a five-foot landscaped yard between the parking area and south property line that 
abuts the residential alley. As the code requires a seven-foot wide landscaped yard along the 
parking lot in this location, this item requires alternative compliance. 

• The zoning code requires a six-foot screen that is at least 95% opaque between parking areas 
and adjacent residential uses. The applicant is providing a six-foot opaque wooden fence along 
the south property line to comply with the screening requirement. 
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• The corners of the surface parking area contain landscaping. 
• The parking area contains 12 vehicle parking spaces and is subject to the requirement that no 

parking space may be more than 50 feet from on-site deciduous tree. The development meets 
this requirement. 

• The applicant is proposing a fence along the west and south sides of the property. The height 
and opacity of the fences meet the minimum zoning code requirements. The applicant is 
proposing a total of three materials: aluminum (decorative), vinyl coated chain link, and wood. 
As a result, the site does not have a cohesive screen. 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 
Lot Area -- 34,483 sq. ft. 
Building footprint -- 17,453 sq. ft. 
Remaining Lot Area -- 17,030 sq. ft. 
Landscaping 
Required 3,406 sq. ft. 4,802 sq. ft. 

Canopy Trees (1: 500 
sq. ft.) 8 trees 3 trees 

Shrubs (1: 100 sq. ft.) 35 shrubs 140 shrubs 

Additional Standards – Meets requirements 

• The parking lot has been designed to provide on-site retention and filtration of stormwater and 
will require approval from Public Works prior to the issuance of building permits.  

• There are no important elements of the city near the site that will be obstructed by the 
proposed building.  

• This building should have minimal shadowing effects on public spaces and adjacent properties.  
• This building should have minimal wind effects on the surrounding area.  
• The site plan complies with crime prevention design elements as the building entrances are 

located up to the front property lines, there are windows where people can see in and out 
along all levels of the building and there are lights located near all of the entrances and 
throughout the grounds.  

• This site is neither historically designated nor is it located in a historic district. 

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

The proposed multiple-family residential use is permitted in the C1 Neighborhood Commercial District. 
The community center is a conditional use in the C1 District. 

Off-street Parking and Loading – Requires variance(s) 

• The minimum and maximum parking standards are based on the total area of the non-residential 
uses and the number of dwelling units on-site. The parking requirements for the community 
center are based on the general uses within that portion of the building. The applicant has 
indicated that approximately 3,877 square feet would be used for a sports and health facility use, 
while the remaining 1,957 square feet would be used for office space. Please refer to Table 3 
for the minimum and maximum parking requirements for the residential and non-residential 
uses.  

• The non-residential uses qualify for a reduction in the minimum parking requirement per the 
bicycle incentive in 541.220. The applicant is proposing to install nine bicycle parking spaces on 
Golden Valley Road for short-term non-residential bicycle parking. The minimum parking 
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requirement for the non-residential uses is twelve. As the nine bicycle spaces is more than 25 
percent of the minimum parking requirement, the development is able to reduce its parking 
minimum by two stalls (ten percent per use) for a total minimum of ten non-residential spaces. 
The maximum parking requirement for the non-residential uses is 30 parking spaces. 

• The minimum parking requirement for the residential uses one per dwelling unit, for a total of 
45. The development qualifies for the transit incentive per section 541.200, as the development 
is within 300 feet of two high-frequency, two-way transit routes on Penn Avenue North. 
Therefore, the minimum parking requirement for the residential uses is 75 percent of the 
minimum 45 spaces for a total of 40 spaces. 

• The applicant is proposing a total of 55 parking spaces, of which 43 spaces would be located 
below-grade for the residential uses and 12 spaces would be at grade within in a surface parking 
area for the non-residential uses. The parking areas for both the residential and non-residential 
uses is within their respective minimum and maximum parking requirements. 

• The applicant is requesting two variances related to parking; one variance is to increase the 
number of compact stalls used to fulfill the minimum non-residential parking requirements, and 
the other is to locate one or more parking stalls within six feet of the habitable area of a 
dwelling unit. The development is required to have a minimum ten parking spaces for non-
residential uses. The zoning code requires that at least 75 percent of the requirement be fulfilled 
with standard parking stalls per section 541.330. Therefore, the applicant may provide up to two 
compact parking stalls without a variance. The applicant is proposing five stalls along the south 
property line in the surface parking area, so a variance is required. Please refer to the variance 
descriptions in the previous sections for more detail. 

• The development is not subject to a loading requirement. 
• The minimum bicycle parking requirement for the non-residential uses is six and the 

requirement for the residential use is 23. The applicant is proposing nine bicycle parking spaces 
on Golden Valley Road for the non-residential use, and 31 spaces below-grade for the residents. 
The applicant is exceeding both minimum requirements; however, the applicant must 
demonstrate that the development is providing at least two long-term bicycle spaces for the 
non-residential uses as a condition of approval.  

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

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Community Center  

Office 4 Bicycle 
Incentive (1) 3 10 

12 
Sports and Health 

Facility 8 Bicycle 
Incentive (1) 7 20 

Residential 
Dwellings 45 Transit 

Incentive (5) 40 -- 43 

Total 57 7 50 30 non-
residential  55 
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Table 4. Bicycle Parking and Loading Requirements (Chapter 541) 

 

 Minimum 
Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed 

Community 
Center  

Office 3 Not less than 
50% (2)  

9 (short-
term) Sports and Health 

Facility 3 Not less than 
50% (2)  

Residential 
Dwellings 23 -- Not less 

than 90% 
31 (long-

term) 
Total 29 -- -- 40 

Building Bulk and Height – Requires conditional use permit 

• The maximum floor area ratio (F.A.R.) is in the C1 zoning district is 1.7. The development 
qualifies for the affordable housing density bonus, for a maximum of 2.04 in allowed F.A.R. 

• The lot in question is 34,483 square feet in area. The applicant is proposing 60,457 square feet in 
gross floor area, for a total of 1.75. 

• The maximum allowed height in the C1 zoning district is 2.5 stories or 35 feet, whichever is 
less. The tallest point of the proposed building is 50 feet. This item requires a conditional use 
permit for height. 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 
Lot Area -- 34,483 sq. ft. / 0.79 acres 
Gross Floor Area 
(GFA) -- 60,457 sq. ft. 

Maximum Floor 
Area Ratio 
(GFA/Lot Area) 

2.04 1.75 

Maximum Building 
Height 

2.5 stories or 35 feet, 
whichever is less 

50 ft. 

Residential Lot Requirements – Meets requirements 

• The proposed dwelling units (DUs) are part of a mixed-use building and the residential lot 
dimension requirements for the C1 district do not apply to this development. 

Table 6. Residential Lot Summary 
 Code Requirement Proposed 
Dwelling Units (DU) -- 45 DUs 
Density (DU/acre) -- 35.6 DU/acre 
Minimum Lot Area -- 766 sq. ft. per DU 

Yard Requirements – Requires variance(s) 

• Setback requirements do not typically apply to buildings in the C1 zoning district unless there 
are on-site residential uses or adjacent residential uses or residence or office residence zoning 
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districts. The subject property fronts on Golden Valley Road and has two side lot lines – Penn 
Avenue North and Queen Avenue North – both of which are adjacent to the R1A Single-Family 
District, and is considered to be a double reverse corner lot. A side yard requirement of 20 feet 
(or the established front yard, whichever is less) applies to both Queen Avenue North and Penn 
Avenue North for the first 25 feet away from the residential district. The development meets 
both side yard requirements. 

• The site is also subject to a side yard requirement of five feet as it is adjacent to the R1A Single-
Family District. The applicant is proposing to install utility equipment in this portion of the site, 
thus reducing the setback to the south property line to two feet. A variance is required, as 
described in the variance findings above. 

Table 7. Minimum Yard Requirements 
 Zoning 

District 
Proposed 

Side 
(adjacent to Penn) 20 ft. 21 ft. 

Side 
(adjacent to Queen) 20 ft. 23 ft. 

Side 
(adjacent to R1A district) 5 ft. 2 ft. 

Signs – Meets requirements 

• Signs are subject to Chapter 543 of the Zoning Code.  All new signs are required to meet the 
requirements of Chapter 543 of the zoning code.  The applicant is proposing 14 wall mounted 
blade signs totaling 126 square feet in area. The proposed signage is within the zoning code 
requirements. 

Table 8. Signage Summary 
 Number 

Allowed 
Per 

Zoning Lot 

Proposed 
Number 

Maximum 
Size 

Allocation 

Maximum 
Area Per 

Sign 

Proposed 
Area 

Maximum 
Allowed 
Height 

Proposed 
Height 

Projecting No limit 
within size 
allocation 

14 381 sq. ft. 9 sq. ft. 126 sq. ft. 14 ft. 8 ft. 

Dumpster Screening – Meets requirements 

• There will be a trash and recycling room located on the first floor of the building. 

Screening of Mechanical Equipment – Requires variance(s) 

• The applicant is proposing to screen the rooftop mechanical equipment with ballast pavers. 
• The applicant is seeking a variance to reduce the screening requirement for the utility 

equipment located in the southeast portion of the property. Please refer to the variance 
described in the section above for more detail. 

Lighting – Meets requirements 

• The proposed lighting plan meets the zoning code requirements. 
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Impervious Surface Area – Not applicable 

Specific Development Standards – Meets requirements 

• The project includes a community center, which is subject to specific development standards. 
CPED staff finds that the proposed use meets the applicable specific development standards, as 
follows: 
1. To the extent practical, all new construction or additions to existing buildings shall be compatible 

with the scale and character of the surroundings, and exterior building materials shall be 
harmonious with other buildings in the neighborhood. 

The new construction is compatible with the scale and character of the surroundings. As 
conditioned, the exterior building materials shall be harmonious with other buildings in the 
neighborhood.  

2. An appropriate transition area between the use and adjacent property shall be provided by 
landscaping, screening and other site improvements consistent with the character of the 
neighborhood. 

The applicant is providing transition areas between the use and adjacent properties through 
landscaping, screening, and other site improvements that are consistent with the character 
of the neighborhood.  

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

The Minneapolis Plan for Sustainable Growth identifies the site as Urban Neighborhood on the future land 
use map. In addition to the policies cited for the conditional use permit application, the proposed 
development is consistent with the following principles and policies outlined in the comprehensive plan 
as described in the findings for the conditional use permits (above). In addition, the development is 
consistent with the following policies of the comprehensive plan:  

Urban Design Policy 10.4: Support the development of residential dwellings that are of 
high quality design and compatible with surrounding development. 

10.4.1 Maintain and strengthen the architectural character of the city's various residential 
neighborhoods. 

Urban Design Policy 10.6: New multi-family development or renovation should be 
designed in terms of traditional urban building form with pedestrian scale design 
features at the street level. 

10.6.4 Orient buildings and building entrances to the street with pedestrian amenities like 
wider sidewalks and green spaces. 

10.6.5 Street-level building walls should include an adequate distribution of windows and 
architectural features in order to create visual interest at the pedestrian level. 

Urban Design Policy 10.14: Encourage development that provides functional and 
attractive gathering spaces. 
 
Urban Design Policy 10.15: Wherever possible, restore and maintain the traditional 
street and sidewalk grid as part of new developments.  
 
Urban Design Policy 10.16: Design streets and sidewalks to ensure safety, pedestrian 
comfort and aesthetic appeal.  
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10.16.1 Encourage wider sidewalks in commercial nodes, activity centers, along community 
and commercial corridors and in growth centers such as Downtown and the 
University of Minnesota. 

10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, that 
buffer pedestrians from auto traffic, parking areas, and winter elements. 

10.16.3 Integrate placement of street furniture and fixtures, including landscaping and lighting, 
to serve a function and not obstruct pedestrian pathways and pedestrian flows. 

10.16.4 Employ pedestrian-friendly features along streets, including street trees and 
landscaped boulevards that add interest and beauty while also managing storm water, 
appropriate lane widths, raised intersections, and high-visibility crosswalks. 

Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities. 

CPED believes that the proposed development is in conformance with the above policies of The 
Minneapolis Plan for Sustainable Growth. 

4. Conformance with applicable development plans or objectives adopted by the City 
Council. 

The subject site is not located within the boundaries of an applicable small area plan adopted by the city. 

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: 
 

• Durability of materials. The exterior materials of the building will include varieties of 
engineered wood siding, rockface and burnished concrete masonry units (CMU), and metal 
panels. Engineered wood siding is not considered a durable material and is not allowed as an 
exterior building material for multiple-family homes or non-residential properties. As such, this 
item requires alternative compliance. Staff finds that it would be practical to require compliance 
with this requirement and is recommending that the applicant address the durability of the 
proposed exterior building materials in the final site plan. In addition, staff is recommending that 
the applicant reduce the quantity of primary exterior building materials proposed for each 
elevation to no more than three primary materials per elevation. Accent and trim materials shall 
not be counted as a primary building material. 

• Window requirement. The zoning code requires that, for residential uses, at least 20 percent 
of the walls on the first floor and ten percent of the walls on each floor above facing a public 
street, sidewalk, pathway, or on-site parking lot shall be windows. The same regulations apply to 
non-residential uses, except that the first floor requirement is 30 percent for these uses. All 
applicable building walls exceed the minimum window requirement aside from the first floor, 
west elevation facing the surface parking area which contains non-residential uses. The minimum 
window requirement on this elevation is 77 square feet, whereas the applicant is proposing 2 
windows totaling 45 square feet. This item requires alternative compliance. CPED staff believes 
that it would be practical to require compliance with the minimum window requirement in this 
location. 

• Canopy trees. The zoning code requires that the site contain at least one canopy tree per 500 
square feet of required green space and at least 1 shrub for each 100 square feet of required 
green space. The tree requirement for this site is eight and the shrub requirement is 35. The 
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applicant is providing a total of three canopy trees and 140 shrubs on-site, as well as a variety of 
perennials and grasses. The applicant is also proposing new canopy trees, shrubs, and other 
landscape materials in the right-of-way along both Golden Valley Road and Queen Avenue 
North. While the applicant is exceeding the minimum shrub requirement by 105, they would 
need to provide five additional canopy trees on-site to comply with the requirements. 
Therefore, this item requires alternative compliance. Staff is recommending that the Planning 
Commission grant alternative compliance, as the applicant is providing eight canopy trees and 26 
shrubs in the public right-of-way, and four ornamental trees and 140 shrubs on-site. The 
applicant is providing a total of 11 canopy trees both on the property and in the adjacent 
sidewalk area, which would serve residents of the building while preserving the street frontage 
that is established with the current design. 

• Landscaped yard between parking areas that abut residential uses. The site contains a 
surface parking area with 12 parking spaces, one of which meets accessibility standards. The five 
most southerly stalls are compact spaces. Properties with parking areas that abut a residential 
alley, residence district, or residential use must provide a minimum seven-foot landscaped yard 
between the parking area and adjacent residential use. The applicant is proposing a five-foot 
landscaped yard between the parking area and south property line that abuts the residential 
alley. As the code requires a seven-foot wide landscaped yard along the parking lot in this 
location, this item requires alternative compliance. Staff is recommending that alternative 
compliance be granted, as increasing the width of the yard by two feet would encroach on the 
two-way drive aisle and parking spaces and would trigger a variance. The parking area will be 
screened by an opaque fence, so the parking area would cause minimal adverse impacts on the 
residential uses to the south. 
 

RECOMMENDATIONS 

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

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a conditional use permit 
to allow a community center in the C1 Neighborhood Commercial District at the properties located at 
1823 Penn Avenue North and 2201, 2213, 2217, and 2221 Golden Valley Road, 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. 

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 increase the maximum allowed height for a mixed-use building in the C1 Neighborhood Commercial 
District from 2.5 stories/35 feet to four stories/50 feet at the properties located at the properties 
located at 1823 Penn Avenue North and 2201, 2213, 2217, and 2221 Golden Valley Road, subject to the 
following conditions: 
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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. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to reduce the 
screening requirement for utility equipment located near the south east corner of the zoning lot at the 
properties located at 1823 Penn Avenue North and 2201, 2213, 2217, and 2221 Golden Valley Road, 
subject to the following conditions: 

1. The utility equipment in the required yard along the south property line shall be screened 
on the east, west, and south sides of the structure per the standards in section 535.70 of 
the zoning code. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to allow 
utility equipment to be located within the required side yard adjacent to the south property line at the 
properties located the properties located at 1823 Penn Avenue North and 2201, 2213, 2217, and 2221 
Golden Valley Road. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to allow a 
surface parking area to be located less than six feet from the habitable space of a dwelling unit on the 
first floor at the properties located at 1823 Penn Avenue North and 2201, 2213, 2217, and 2221 Golden 
Valley Road. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to increase 
the amount of allowable compact parking spaces for non-residential uses at the properties located at 
1823 Penn Avenue North and 2201, 2213, 2217, and 2221 Golden Valley Road. 

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 a 
four-story, mixed-use building with 45 dwelling units at the properties located at 1823 Penn Avenue 
North and 2201, 2213, 2217, and 2221 Golden Valley Road, subject to the following conditions: 

1. All site improvements shall be completed by July 14, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for noncompliance. 
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2. Approval of the final site, landscaping, and lighting plans by CPED. 

3. All building elevations shall be revised to reflect the zoning code requirement that all 
exterior building materials be durable. 

4. No more than two fence materials shall be installed. 

5. The applicant shall provide windows on no less than 30 percent of the west ground floor 
elevation of the non-residential use facing the parking area. 

6. The applicant shall provide no fewer than two short-term bicycle parking spaces for the 
non-residential uses. 

 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Site plan 
5. Site survey 
6. Plans 
7. Building elevations 
8. Renderings 
9. Shadow study 
10. Photos 
11. Oblique aerials 
12. Correspondence 

 

 



  
 
 
 
 
 
 

 
 
Minneapolis Development Review 
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: DONALD ZART 

(612) 673-2726 
don.zart@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 
The Commons @ Penn includes 45 units of multi-family rental housing with covered and secured parking.  The 
first floor features 4,500 square feet of commercial space.  

Review Findings (by Discipline) 

 Water 
 The plan as submitted meets the requirements of the Public Works Water Maintenance & Distribution 

Division. 

Status *  Tracking Number: PDR 1001194 
RESUBMISSION 
REQUIRED  Applicant:  BUILDING BLOCKS NON-PROFITS INC. 

1611 WAYZATA BLVD. #403 
MINNEAPOLIS, MN 55391   

  Site Address: 1823 PENN AVE N 
2201 GOLDEN VALLEY RD 
2213 GOLDEN VALLEY RD 
2217 GOLDEN VALLEY RD 
2221 GOLDEN VALLEY RD 

  Date Submitted: 06-MAY-2014 
  Date Reviewed: 21-MAY-2014 
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 Zoning - Planning 
Based on staff's preliminary review, the following land use applications have been identified: 
 Conditional use permit to allow a community center in the C1, Neighborhood Commercial District. 
 Conditional use permit to increase the maximum allowed height from 42 feet to 50 feet. 
 Variance to reduce the minimum front yard setback adjacent to Penn Avenue North from 20 feet to 1.5 feet. 

This particular variance is for the mechanical equipment, however it would also be required for the fence, 
which needs to be 3-4' within the required front yard along Penn. 

 Variance to reduce the minimum distance between the habitable space of a dwelling and an open parking 
space from 6' to 4.5'. 

 Variance to reduce the minimum front yard setback adjacent to Queen Avenue North from 23 feet to 20 feet 
for the playground equipment. 

 Variance to reduce the minimum bicycle parking requirement for non-residential uses from nine to five spaces 
based on the available information on proposed non-residential uses. 

 Depending on the height of the mechanical equipment, a variance of the screening requirements for 
mechanical equipment or, possibly, a variance of the maximum allowed fence height in a required front yard 
may be needed. 

 Variance to increase the percentage of required parking spaces that may be satisfied by providing compact 
spaces from 25 percent to approximately 42 percent. This applies to the non-residential surface parking area. 

 Site plan review for a four-story, mixed-use building with 45 dwelling units. 
Staff would like the applicant to address the following items on the plans: 
 Provide a clearer breakdown how each non-residential room will be used along with its square footage on the 

floor plans and/or in writing. Please note that the current written description and square footage totals do not 
match the calculated square footage listed for floor one on the floor plans. 

 Show how all proposed mechanical equipment will be screened 
 Recalculate the impervious area total 
 Provide an updated measurement for the impervious surfaces area that includes all buildings and non-

landscaped areas for the site 
 Show the fence location, materials, and height on all site plans and landscaping plans. 
 Provide a table on each elevation plan that lists the percentage of building materials on each façade. 
 Provide a sample material board and/or provide more visual and descriptive clarification on each exterior 

building material. 
Staff would like to see the following items in the revised plans and may require them as conditions of 
approval: 
 An awning at the front, northeast entrance. 
 More even distribution of windows; larger windows along non-residential uses. 
 More brick or other durable materials used as an exterior building material. 
 Fewer exterior colors. 
 The extension of the decorative metal fence for at least the length of the front yard along Queen Avenue 

North. 
 Locating the playground area next to the residential lobby. 
 Better accessibility to green space for 1st floor units (especia 

 Sidewalk 
 ADA compliant pedestrian ramps are required at each crosswalk at the intersection of Golden Valley Road 

and Queen Ave. N.  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  

 Business Licensing 
 Contact Becky Anger (612)673-2690 for information on a Health Plan Review if any portion of the building 

will have a food related business. 
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 Addressing 
 Per Minneapolis Addressing Standards the proposed addresses will be as follows: 
 For the Retail/Commercial space with the door facing northeast, the proposed address will be addressed off of 

Penn.  1835 Penn Ave N is suggested. 
 For the residences the proposed address will be 2205 Golden Valley Rd. 
 This building is also considered to have a parking ramp per MCO Chapter 108. As such, within 5 years of the 

date of the certificate of occupancy being issued, the parking ramp will be required to have annual inspections 
and apply for a Ramp Operating Certificate. 

 When assigning suite numbers to the interior dwelling spaces the following guidelines apply: 
1. The first one to two digits of the suite sequence number will designate the floor number of the 

site. 
2. The last two digits of the suite sequence number will designate the unique ID for the unit (condo, 

suite, unit, or apartment). 
3. Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not 

common areas.  For example, laundry rooms, saunas, workout rooms, etc., would not be assigned 
numbers. 

4. Please provide each condo, suite, unit or apartment number. 

 Parks - Forestry 
 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 (insert project name), the calculated dedication fee is as follows: 
 Commercial/Retail                  =  $1,400 
 5% of $1,400 (Administrative fee) = $     70 
 Total                          = $1,470 
 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 Don Zart at 612-673-2726. 

 Street Design 
 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. 

 Historical Preservation Committee 
 There is a preservation review required for any wrecking permit when a structure is removed.  This permit is 

to be obtained by a licensed wrecking contractor. 
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 Right of Way 
 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. 

 Note to the Applicant:  Any elements of an earth retention system and related operations (such as construction 
crane boom swings) that fall within the Public right-of-way will require an encroachment permit application.  
If there are to be any earth retention systems which will extend outside the property line of the development 
then a plan must be submitted showing details of the system.  All such elements shall be removed from the 
Public right-of-way following construction with the exception of tie-backs which may remain but must be 
uncoupled and de-tensioned.  Please contact Bob Boblett at (612) 673-2428 for further information. 

 In addition, any elements of an earth retention system and related excavations that fall within the Public right-
of-way will require a "Right-of-Way Excavation Permit".  This permit is typically issued to the General 
Contractor just prior to the start of construction.  However, it is the Applicant's responsibility to insure that all 
required permits have been acquired by its consultants, contractors, sub-contractor's prior to the start of work. 

 Contact Paul Cao at (612) 673-2943 for position and alignment of bike racks proposed in the Public right-of-
way.  If the racks are privately owned, they will require an encroachment permit. 

 Traffic and Parking 
 Contact Allan Klugman (612) 673-5750 prior to construction for the temporary removal/temporary relocation 

of any City of Minneapolis signal system that may be in the way of construction.  Note that the Applicant will 
assume all costs associated with this work. 

 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. 

 Fire Safety 
 Provide required automatic fire suppression system throughout building 
 Provide required fire alarm system throughout building 
 Fire department connection must be located on the address side of building and within 150 feet of a fire 

hydrant 
 Fire apparatus access roads shall be provided and maintained at all times 

 Environmental Health 
 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. 

 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. 

 If impacted soil is encountered during construction call the MN State Duty officer at (615) 649-5451. 
 Permits and approval are required from Environmental Services for the following activities: Temporary 

storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and 
discharge of accumulated storm water or ground water, underground or aboveground tank installation or 
removal. 
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 Sewer Design 
Groundwater:   
 Please provide a copy of any geotechnical reports for the site.  It must be adequately demonstrated that 

pumping of groundwater will not be necessary in order to keep the below grade areas dry.  Please note that 
typical soil borings, completed for the purpose of designing building pads and foundations, may not give an 
accurate determination of the seasonal high groundwater elevation on a site.  This should be thoroughly 
evaluated. 

Stormwater Management:   
 Please provide stormwater modeling for the proposed improvements.  The biofiltration basins should be 

designed to draw down within 48 hours. 
 It is recommended that an operations and maintenance plan be developed for the proposed stormwater 

management features. 
 It is recommended that notes be added to the plans identifying the sequence for construction of the 

biofiltration basins.  The construction of the impervious areas should be completed and healthy vegetation 
established on the pervious areas prior to introducing stormwater into the basins. 

Utility Connections:   
 The pipe slope and invert elevations of the proposed sanitary and storm sewer services must be shown on the 

Utility Plan. 
 The proposed sanitary and storm sewer service connections to the City main should be core-drilled and a 

saddle tee fitting installed, per City of Minneapolis Standard Supplemental Specifications.  Please note this on 
the plans. 

 Utility:  All existing and proposed public utilities (water, sanitary, and storm sewer) on and adjacent to the 
property shall be shown on the plans with corresponding pipe sizes, types and invert elevations.  For City 
sanitary and storm sewer infrastructure records contact (612) 673-2405.  All existing service connections to 
the property shall also be shown and noted on the plans as being removed or remaining in place.  For service 
connection records contact (612) 673-2451. 

 The public storm catch basins adjacent to the property must be shown on the Grading & Utility Plan. 
 Erosion Control:  Perimeter sediment control appears to be lacking on the north and east portions of the site. 
 Non Stormwater Discharges:  Detail all mechanical and non-stormwater discharges.  Non-stormwater 

discharges are not permitted unless approved by the City of Minneapolis.  Non-stormwater discharges not 
declared and approved will not be permitted.  If there currently are none and nothing is proposed declare this 
status on the plans. 

 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  

 Construction Code Services 
 The building shows the design code used to be the 2012 IBC which is not adopted as yet by the State of 

Minnesota or the City of Minneapolis. If the permit is applied to prior to adoption, the 2006 IBC will need to 
be the code design selected and a request to consider the 2012 IBC as an alternate design made to the 
Building Official. 

 The code analysis appears to meet and exceed the building code requirements for type of construction, area, 
height and number of floors. 

 Provide an analysis explaining how one of the exterior entry doors (2) to the fitness area room 114 meets MN 
Rules 1341 section 1105 requiring at least 60% be accessible. 

 Attention should be paid to mechanical inlet/exhaust termination locations to insure proper clearances and 
open spaces are provided. 

 Attention should be paid to ensure storm drainage and sanitary, including flammable waste interceptors, 
terminate properly. 
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 Contact the Met Council for a SAC determination. For more information see 
http://www.minneapolismn.gov/www/groups/public/@regservices/documents/webcontent/convert_281675.pd
f  

 
 

END OF REPORT
 



CCommons@Penn 
Statement of Proposed Use and Description of Project 

 
 
Executive Summary 

 
Minnesota-based non-profit developer Building Blocks, led by former NBA star Devean George, is 
investing in the north Minneapolis community with a hallmark building at the corner of Penn 
Avenue North and Golden Valley Road, known as Commons @ Penn Avenue (C@P). This four-
story, mixed use transit-oriented development is a fusion of affordable workforce housing, 
commercial/retail opportunities and community spaces supported by a backbone of active 
engagement and programming that strengthens community in an underutilized market. The 
34,000+ square foot, 45-unit building features multiple common spaces, a transit waiting area 
for commuters, and views to Minneapolis skyline to the east, among many other amenities. The 
total development cost is $10.4 million, of which 95% has been secured through financing 
commitments from public funding sources, and the approval of bond and tax credit financing. 
The development is fully supported by the Minneapolis City Council, the Hennepin County Board 
of Commissioners and the local neighborhood group.  
 
Project Description 

 
Housing 
Commons @ Penn includes 45 units of multi-family rental housing in a mix of one, two and three 
bedroom units; 75% of the units will be two and three bedroom units to meet strong market 
demand for homes accommodating families with children. Each unit features have hard surface 
flooring, full sized kitchen appliances, access to two laundry rooms, and standard nine foot 
ceilings. The upper floors feature views of the downtown Minneapolis skyline to the east and the 
Golden Valley area to the west. The building will have underground parking for the tenants and 
on-grade parking for the commercial/retail tenants.   
 
Amenities for residents include covered and secure parking, a large, on-site fitness center, tot lot 
with adjacent exercize bikes for parents, an integrated bus shelter, a picnic area, both outdoor 
and indoor secure bike parking, large program space in the building, and on site retail.  The first 
floor common and retail spaces are all designed with large windows opening up onto the street, 
to engage people to come in as well as to provide safety to the street.  
 
Non-housing space 
C@P includes 4,500 square feet of commercial space on the first floor. Some of the commercial 
space will be occupied by Building Blocks administrative and program space.  This will be part of 
a community service facility per IRS Section 42 and, as such, the capital cost of constructing the 
space has been included in the tax credit basis. Although the operating costs for the space will be 
separate from the residential, and rents will be charged, the financing creates top-quality, low-
cost space for Building Blocks. This allows them to keep their overhead costs low so that more of 
their resources can be used for much needed programming. 



 
The balance of the commercial space includes a medical clinic.  NorthPoint Health & Wellness 
Center intends to open a community outreach and health education center.  The commercial 
space will be completely separately funded therefore none of the construction costs for this 
space are included in the Residential portion of the budget. 
 
 
Northpoint Health and Wellness Center describes the proposed facility. "We would propose to 
use the site as a community outreach and health education center.  Some programs we would 
have would include our health screenings for children and adults such as hypertension, diabetes, 
vision, and child/teen developmental. We could have our Family Planning program there to work 
with families and adolescents.   We would like to have classes for healthy eating, food 
preparation, food storage and weight management, smoking cessation and creating smoke-free 
environments for their children and family.  Parenting classes, child safety classes and child 
development classes. Our Sports Medicine providers could also provide education and special 
clinics to assist parents with understanding the importance of preventing injuries and accidents 
and working along with Devean George to promote his message of physical activity as an 
important part of youth development and leadership.   We would also have clinical support staff 
that could make appointments for residents and community members at our main clinic for 
medical, dental or behavioral health.  We would provide transportation for residents to and from 
appointments and ensure that they have an assigned care coordinator.  We would like to be a 
part of creating a healthy community at Commons @ Penn and in North Minneapolis." 

 
The combination of uses--housing and commercial--directly meets the needs of the community: 
housing and support services for tenants, retail spaces to activate the street and provide goods 
and services as well as jobs to the community, and resources for individuals to start small 
businesses.   
 



Commons at Penn Ave. 
2201 Golden Valley Road 
Owner: Building Blocks Non-profit, Inc. 
Applicant:  Mobilize Design & Architecture, LLC 
 
Conditional Use Permit Application for Height Increase 

The applicant is requested a Conditional Use Permit for an increase in building height 
for the Commons at Penn Ave. project on the southwest corner of Penn Ave. N. and 
Golden Valley Road.  The applicant is requesting the height of the building be allowed 
to increase from 3 stories to 4 stories.  Only a portion of the building will be increased in 
height.  It is requested that the portion of the building nearest the corner of Penn Ave. 
and Golden Valley Road be increased in height.  The fourth floor is proposed to be 
8,355 SF.  The third floor is proposed to be 17,429 SF.  Less than half of the building 
footprint is to be increased to four floors. 

The applicant believes that the proposed height increase will not have a detrimental 
effect on the neighboring properties.  The shadow study shows that the shadows fall 
primarily on Golden Valley Road and Penn Ave.  Other than the period just after sunrise 
and just before sunset on January 21st, the shadows minimally touch adjoining 
properties. The shadows would not affect the ability of any homeowner to place solar 
panels on their roof. There are currently no existing solar energy systems on adjacent 
properties.  There are no significant public spaces adjacent to the proposed 
development.  In addition there are no landmark buildings, significant open spaces or 
water bodies in the area. 

The applicant believes that the additional building height in consistent with stated 
development goals of the City of Minneapolis.  The increased height allows more 
density on major corridors such as Penn Ave., which is a goal of the city.  The height 
increase will allow the project to be of higher density yet preserve open space that will 
be of benefit to tenants of the project.  In open space preserved by allowing greater 
density includes community gardens and play area for children. 

1.  The conditional use will not be detrimental to or endanger the public health, 
safety, comfort or general welfare.  All adjacent properties will have access to 
sunlight and views. 

2. The conditional use will not be injurious to the use and enjoyment of other 
property in the vicinity.  All adjacent properties will still have access to sunlight 
and views. 

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

4. The conditional use will not impact traffic congestion. 



5. Increased density is a stated goal of the City of Minneapolis and this conditional 
use will allow from greater density and allow for more open space on the site. 

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

 



Commons at Penn Ave. 
2201 Golden Valley Road 
Owner: Building Blocks Non-profit, Inc. 
Applicant:  Mobilize Design & Architecture, LLC 
 
Conditional Use Permit Application for allowing Community Center 

The applicant is requested a Conditional Use Permit for a Community Center in a 
portion of the first floor space at Commons at Penn Ave. project on the southwest 
corner of Penn Ave. N. and Golden Valley Road.   

Building Blocks Non-profit, Inc., developer of the project would do programs out of 1,606 
SF of space on the first floor.  The programs that Building Blocks envision would serve the 
youth of the community by providing them with physical training, educational training, 
personal development and mentorships.  The programs would primarily operate from 3 
pm to 6pm, the time of the day that youth in the community are often on their own.   

The corner of Penn Ave. and Golden Valley Rd. has attracted in the past loitering and 
activities that are harmful to the community.  The programs that will be housed in the 
community center will provide activities that will engage the youth and give them 
something more constructive than hanging out at the corner. 

The community space will not be injurious to the use and enjoyment of other property in 
the vicinity but will actually benefit the use and enjoyment of the adjacent properties 
by reducing loitering and harmful activities on the corner. 

 

1.  The conditional use will not be detrimental to or endanger the public health, 
safety, comfort or general welfare.  In fact it will improve all of those conditions 
by providing a programs for the youth in the area to be involved in constructive 
activities. 

2. The conditional use will not be injurious to the use and enjoyment of other 
properties.  As in #1 above, it will improve the area by involving the youth in 
constructive activities rather than loitering on the corner, as is the case now. 

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

4. Adequate measures have been or will be taken to minimize traffic congestion in 
the public streets.  The primary focus of the programs in the community center 
will either be the youth in the area which would not drive to the facility, or 
tenants of the facility who will not have to drive to the community center. 

5. The conditional use is consistent with the applicable policies of the 
comprehensive plans.  The conditional use is consistent and fits in the area. 



6. The conditional use will conform to the applicable regulations of the district in 
which it is located. 

 



Commons at Penn Ave. 
2201 Golden Valley Road 
Owner: Building Blocks Non-profit, Inc. 
Applicant:  Mobilize Design & Architecture, LLC 
 
Variance for reducing parking setback from habitable space. 

The applicant is requested a variance to reduce the parking setback from a habitable 
space from 6 feet to 4 feet 6 inches at Commons at Penn Ave. project on the southwest 
corner of Penn Ave. N. and Golden Valley Road.   

There are several limitations that are necessitating the variance request.  The width of 
the lot is set and cannot be changed.  The width of the building is established by the 
width of the underground parking and that cannot change.  We also felt that having a 
landscape buffer between the sidewalk and the residences on the north side of the 
building was an important feature.  So after we placed the building with its established 
width, the landscape buffer between the parking lot and south property line, the 
required width for parking on the south side of the property and the landscape buffer 
on the north side of the building we were left with 4 feet 6 inches between the parking 
and a habitable unit. 

The variance affects only one unit.  The applicant felt that the landscape buffer would 
benefit the 12 units that face out on the landscape buffer on the north side of the 
building.  We felt it better that 12 units benefit rather than one unit benefit if the entire 6 
foot setback was there.   

This variance will have no detrimental impact on the surrounding properties and the 
landscape buffer this variance will allow us to create will have a positive impact on the 
surrounding properties by allowing to create more landscaped areas. 

 

1. With the width of the site a given and the widths for the building, parking stalls 
and parking setback as givens it is impractical for us to achieve the full setback 
in front of the habitable unit.  This variance has no economic benefit to the 
project. 

2. The property owner proposes to use the property in a reasonable manner. 
3. This variance will not be injurious to the use and enjoyment of other property in 

the area.  The variance will enhance adjacent properties by allowing a 
landscaped area on the north side of the building which will contribute to a 
better streetscape along Golden Valley Rd. 



Commons at Penn Ave. 
2201 Golden Valley Road 
Owner: Building Blocks Non-profit, Inc. 
Applicant:  Mobilize Design & Architecture, LLC 
 
Variance for increasing the amount of compact stalls for the non-residential parking. 

The applicant is requested a variance to increase the percentage of compact stalls for 
the non-residential parking from 25 percent to 42 percent at Commons at Penn Ave. 
project on the southwest corner of Penn Ave. N. and Golden Valley Road.   

There are several limitations that are necessitating the variance request.  The width of 
the lot is set and cannot be changed.  The width of the building is established by the 
width of the underground parking and that cannot change.  We also felt that having a 
landscape buffer between the sidewalk and the residences on the north side of the 
building was an important feature.  So after we placed the building with its established 
width, the landscape buffer between the parking lot and south property line, the 
required width for parking on the south side of the property and the landscape buffer 
on the north side of the building we were only able to accommodate 15 foot deep 
parking stalls.  These stalls are adjacent to the landscape buffer. 

This variance will have no detrimental impact on the surrounding properties and the 
landscape buffer this variance will allow us to create will have a positive impact on the 
surrounding properties by allowing to create more landscaped areas. 

1.  The width of the site and the required widths for the building, parking stalls and 
parking setback make full depth parking stalls impractical.  There is no economic 
benefit to the compact stalls. 

2. The property owner will be using the property in a reasonable manner that is in 
keeping with the spirit and intent of the ordinance and comprehensive plan. 

3. This variance will not be injurious to the use or enjoyment of other properties.  
Other properties will not be adversely affected.  The parking landscape buffer 
and screening will prevent adjacent properties from seeing the parking area. 



Commons at Penn Ave. 
2201 Golden Valley Road 
Owner: Building Blocks Non-profit, Inc. 
Applicant:  Mobilize Design & Architecture, LLC 
 
Variance for locating Utility Equipment in the side yard setback adjacent to a 
residential district. 

The applicant is requested a variance to locate utility equipment 2 feet from the side 
yard property line adjacent to a residential district instead of the required 5 foot 
setback  at Commons at Penn Ave. project on the southwest corner of Penn Ave. N. 
and Golden Valley Road.   

Currently there existing utility equipment for Xcel Energy and CenturyLink on the subject 
property.  This utility equipment services the entire neighborhood and is not solely for the 
use of this project.  The Xcel Energy service box and transformer are located at the 
corner of Penn Ave. and Golden Valley Road, directly at a prominent intersection. The 
equipment was located there long before Building Blocks decided to develop the 
parcel and the equipment was placed without considering how it would affect future 
development.  It is desired that the equipment be relocated because leaving the 
equipment in place would have a detrimental effect on the intersection.  Large 
portions of wall would need to be kept blanks instead of having inviting storefronts and 
entrances. 

There are few locations on the site that the equipment could be relocated to.  There is 
buffer space between the building and neighborhood on the south side of the site.  If 
located there the equipment would be screened from view from the street by 
landscaping and from the neighboring property by opaque fence.  Locating the 
equipment here would benefit the entire neighborhood by moving unattractive 
equipment of the intersection.  The equipment would be screened and would not be 
detrimental to the adjacent properties. 

1. The unique circumstances of the utility equipment being located on our site and 
in the prominent location that they currently exist was not created by the 
applicant or the owner.  The variance does not have an economic benefit to 
the applicant and in fact the owner is spending considerable amount of money 
to relocate the utilities, which will have a positive impact to the surrounding 
properties. 

2. The property owner proposes to use the property in a reasonable manner in 
keeping with the ordinance and comprehensive plan. 

3. The variance will not be injurious to the use and enjoyment of other properties in 
the vicinity.  The equipment will be screened from the street and from adjacent 
properties.  Currently, the equipment is not screened at all.  Relocating the utilty 



equipment will remove them from a important intersection and relocate them to 
where they can be screened. 



Commons at Penn Ave. 
2201 Golden Valley Road 
Owner: Building Blocks Non-profit, Inc. 
Applicant:  Mobilize Design & Architecture, LLC 
 
Variance for screening Utility Equipment in the side yard setback on three sides in lieu of 
the required four sides. 

The applicant is requested a variance to screen the  utility equipment that will be 
located in the south side yard on three sides instead of four sides  at Commons at Penn 
Ave. project on the southwest corner of Penn Ave. N. and Golden Valley Road.  

As described in the variance request for locating the Utility Equipment in the side yard 
setback, there are important reasons for relocating the utility equipment that have a 
positive benefit to the intersection and adjacent properties.  The ordinance requires 
that equipment be screened on four sides.  However, the utility company requires that 
access to doors to the equipment cabinets be unobstructed and unencumbered.  Not 
built elements or other permanent elements can be located within 10 feet in front of 
the access doors.  This makes screening on all sides impractical.  

Our situation of having utility service equipment on the site is extremely rare and the 
ordinance does not take into account access requirements that the utility company 
imposes.  This equipment services the entire neighborhood not just our property.  

1. The location of the utility equipment is unique to our site.  There is no economic 
benefit to the variance 

2. The property owner proposes to use the property in a reasonable manner in 
keeping with the ordinance and comprehensive plan. 

3. The variance will not be injurious to the use and enjoyment of other properties in 
the vicinity.  Currently, the equipment is not screened.  The proposed three sided 
screening will be a vast improvement over the current condition.  The equipment 
will be screened from street view and from the neighboring property.  
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1 1" = 10'-0"
SITE PLAN

SITE DATA

LOT SIZE: 34,483 SF (0.79 ACRES)
BLDG FOOTPRINT: 17, 441 SF (50.5% LOT COVERAGE)
IMPERVIOUS SURFACES:   9,182 SF
(DRIVEWAYS, SIDEWALKS)
TOTAL IMPERVIOUS
SURFACES: 26,623 SF (77.2%)
PERVIOUS SURFACES:   3,058 SF
(NON-LANDSCAPED)
PERVIOUS SURFACES:   4,802 SF (28.2% OF NON-BUILDING
AREA
(LANDSCAPED)

PARKING, UNDERGROUND: 43 STALLS (INCLUDES REDUCTION FOR
TRANSIT INCENTIVE

PARKING, ON GRADE 12 STALLS INCLUDES REDUCTION FO
FOR BICYCLE STORAGE INCENTIVE)
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1 1/8" = 1'-0"
PARKING LEVEL FLOOR PLAN

A         2/10/14      SCHEMATIC PRICING
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1 1/8" = 1'-0"
FIRST FLOOR PLAN

NON-RESIDENTIAL SPACE USE TABULATION

SPACE #103 2,271 SF COMMUNITY HEALTH FACILITY COMMUNITY OUTREACH AND HEALTH EDUCATION CENTER. PROGRAMS WOULD INCLUDE HEALTH 
SCREENINGS FOR CHILDREN AND ADULTS.  THE FAMILY PLANNING PROGRAM WOULD BE LOCATED HERE TO 
WORK WITH FAMILIES AND ADOLESCENTS..  THERE WOULD BE CLASSES FOR HEALTHY EATING, FOOD 
PREPARATION, WEIGHT MANAGEMENT, SMOKING CESSATION AND OTHER HEALTH RELATED CLASSES. 
PARENTING, CHILD SAFETY AND CHILD DEVELOPMENT CLASSES WOULD TAKE PLACE HERE.

SPACE #104       1,763 SF          BUILDING BLOCKS NON-PROFIT OFFICES OFFICE SPACE FOR THE NON-PROFIT AND FLEXIBLE MEETING SPACES
.
SPACE #105    194 SF SHARED TOILET ROOMS FOR SPACES 103 & 104

SPACE #114  1,606 SF BUILDING BLOCKS PROGRAM SPACE  SPACE FOR BUILDING BLOCKS PROGRAM WHICH WILL INCLUDE FITNESS EQUIPMENT AND OPEN, FLEXIBLE SPACE 
FOR CLASSES.  THE SPACE WOULD BE AVAILABLE FOR TENANTS OF THE BUILDING FOR FITNESS AND CLASSES 
WHEN NOT IN USE BY BUILDING BLOCKS.
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1 1/8" = 1'-0"
SECOND FLOOR PLAN
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1 1/8" = 1'-0"
THIRD FLOOR PLAN

A         2/10/14      SCHEMATIC PRICING
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1 1/8" = 1'-0"
FOURTH FLOOR PLAN/ PARTIAL ROOF PLAN

2 1/8" = 1'-0"
PARTIAL ROOF PLAN

A         2/10/14      SCHEMATIC PRICING
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1 1/8" = 1'-0"
NORTH EXTERIOR ELEVATION

2 1/8" = 1'-0"
EAST EXTERIOR ELEVATION

A            2/10/14      SCHEMATIC PRICING

3 1/8" = 1'-0"
NORTHEAST DIAGONAL CORNER EXTERIOR ELEVATION
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SOUTH EXTERIOR ELEVATION

2 1/8" = 1'-0"
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April 11, 2014 
 
 
Mr. Devean George 
Building Blocks 
1161 Wayzata Boulevard East, #403 
Wayzata, MN 55391 
 
 
Dear Mr. George: 
 
I am pleased to extend my support to Commons at Penn, Building Block’s redevelopment 
project located at 1823 Penn Avenue North.  Among my top priorities are ensuring that 
residents have access to high quality housing that is sustainable on a limited income, 
improving health and safety, and growing our local economy.  Commons at Penn is an 
important project that will enrich our neighborhood by helping us make progress towards 
these goals. 
 
Building Blocks investment in the Willard-Hay neighborhood comes to the right place at 
the right time.  The corner of Penn Avenue and Golden Valley Road is an intersection that 
has long been in need of investment.  I am confident that the businesses and residents that 
will become a part of the Commons at Penn will bring new energy and vitality to the area.  
Families with small children have a particularly difficult time finding housing that provides 
adequate space without imposing a cost burden.  I appreciate that this project seeks to 
satisfy this need by bringing 34 two-bedroom and three-bedroom apartments onto the 
market.    
 
Our communities of color face immense health challenges that can be addressed by better 
access to preventative care and community health facilities.  The participation of 
NorthPoint Health and Wellness Center as a tenant will bring the resources that will help us 
meet this need. 
 
My thanks to you and the rest of the Building Blocks team for your leadership in moving 
this project forward.  Please let me know how my office can be of assistance in the future. 
 
Sincerely, 

 
 
 
 
 

 
Blong Yang 
Minneapolis City Council Member 
 
 

 
 

 
 
 
 

 

 
 

Minneapolis 
City of Lakes 

 
Office of Ward 5 

Blong Yang 
City Council Member 

 
350 South 5th Street - Room 307 

Minneapolis, MN 55415 
www.minneapolismn.gov/ward5 

 
Office 612-673-2205 
Fax 612-673-3812 
TTY 612-673-2157 

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
MinneapolsMN.gov 

Affirmative Action Employer 
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