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LAND USE APPLICATION SUMMARY 

Property Location: 3400 Technology Drive 

Project Name:  Rezoning 

Prepared By: Lisa Steiner, City Planner, (612) 673-3950 

Applicant: Bell Manufacturing 

Project Contact:  Judy Bell 

Request:  To locate a metal furniture production use in an existing building. 

Required Applications: 

Rezoning 
Petition to rezone the properties located at 3400 Technology Drive from the I1 
Light Industrial District to the I2 Medium Industrial District. 

SITE DATA 

Existing Zoning 

I1 Light Industrial District 

SH Shoreland Overlay District 

MR Mississippi River Critical Area Overlay District 

Lot Area 652,351 square feet / 14.98 acres 

Ward 1 

Neighborhood Columbia Park 

Designated Future 
Land Use 

Urban Neighborhood (Minneapolis Plan for Sustainable Growth) 

Business Park (Above the Falls Master Plan Update) 

Land Use Features Adjacent to Industrial Employment District 2 (Shoreham Yards) 

Small Area Plan Above the Falls Master Plan Update (2013) 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is located near the northern 

border of the City of Minneapolis in the Columbia Park neighborhood. The property is nearly 15 acres 

in size. The existing building is an approximately 130,000 square foot concrete panel industrial building 

which was built in 1995. The property is currently utilized by the Bureau of Engraving, a commercial 

printing company which has been located at the property since the building was constructed. Two 

surface parking lots are located to the north and south of the building and provide a total of 176 parking 

spaces. A gravel trail exists around the west end of the building connecting to each parking lot. On the 

east side of the building, a turf lawn and many trees line Technology Drive. The remainder of the 

property is undeveloped and covered with trees and grasses. Based on historic aerial photos it appears 

that the western portion of the site had ponds which were filled at some point prior to the 1990s. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area is primarily 

populated with large industrially-zoned parcels. To the west is the Mississippi River and St. Anthony 

Parkway, which has residential zoning but no residential uses. Railroad tracks coming from the Soo Line 

Railroad bridge are located to the south of the property. The immediately adjacent properties to the 

south and north are also zoned I1 Light Industrial. The properties to the east are all zoned I2 Medium 

Industrial and properties further south on Saint Anthony Parkway are zoned I3 General Industrial.  

PROJECT DESCRIPTION. The applicant, Bell Manufacturing, is proposing to purchase the property 

and relocate their business into the existing building. Bell Manufacturing is a furniture fabricator that 

uses steel as the primary material for their products. The majority of their furniture is sold by the 

company Room and Board. No changes to the site are currently proposed. Although the production and 

processing of furniture and fixtures is typically considered a light industrial use, the proposed use of 

metal makes this use prohibited in the I1 Light Industrial District and only allowed in either the I2 

Medium Industrial District or the I3 Medium Industrial District. For this reason, the applicant is 

proposing to rezone the property to allow this use. 

PUBLIC COMMENTS. No comments had been received as of the writing of this report. Any 

additional correspondence received prior to the public meeting will be forwarded on to the Planning 

Commission for consideration.  

ANALYSIS 

REZONING 

The Department of Community Planning and Economic Development has analyzed the application to 

rezone the property at 3400 Technology Drive from I1 Light Industrial District to I2 Medium Industrial 
District based on the following findings: 

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

Considering multiple factors and documents, the proposed zoning would be consistent with the 

applicable policies of the Minneapolis Plan for Sustainable Growth. Although the property is designated 

as Urban Neighborhood on the future land use map, the recently adopted small area plan identifies 

the future land use for this site as “Business Park.” The surrounding approximately 2 square mile 

portion of the city has no identified land use features such as nodes or corridors. The Urban 

Neighborhood designation likely draws from the original Above the Falls Master Plan which was 

adopted in 2000 but was updated in 2013. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
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The 2000 Above the Falls Master Plan identified this property’s future land use as low-density 

residential, although there is no discussion or explanation within the plan regarding this property. In 

the land use section focusing on residential uses on the east bank of the river, it states that “the 

Land Use Plan assumes that patterns and densities of residential use on the east bank will remain 

basically the same” but does not explain why the existing industrial use at the subject site was slated 

for future residential use. The plan does note that “there are two large sites backing on St. Anthony 

Parkway that have potential for development. This area is bisected by the Soo Line Bridge, with the 

new Bureau of Engraving building [the existing building at the subject property] taking the eastern 

half of the northern site and a fly ash depot occupying much of the southern site. Development is 

constrained by wet soils behind the Bureau site…”  

The following principles and policies outlined in the comprehensive plan apply to this proposal: 

Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 

development standards, enhance the environment, protect public health, support a 

vital mix of land uses, and promote flexible approaches to carry out the comprehensive 

plan. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible 

with nearby properties, neighborhood character, and natural features; minimizes 

pedestrian and vehicular conflict; promotes street life and activity; reinforces public 

spaces; and visually enhances development. 

Land Use Policy 1.14: Maintain Industrial Employment Districts to provide appropriate 

locations for industrial land uses. 

1.14.2 Allow industrial uses outside of Industrial Employment Districts to transition over 

time to other uses. 

Economic Development Policy 4.5: Attract businesses investing in high job density and 

low impact, light industrial activity to support the existing economic base. 

4.5.1  Align workforce investments with targeted industrial employers identified and defined 

in the Industrial Land Use and Employment Policy Plan as “21st Century” and 

“Opportunity” industries. 

The Future Land Use Map in the Above the Falls Master Plan Update from 2013 identifies this site as a 

future “business park” land use. The intent of the business park classification is to support 

office/industrial development in a setting that is compatible with other uses. One of the plan’s 

recommendations is to develop a new or modified zoning district for business parks, which focuses 

on high value office and industrial development while minimizing lower value uses. The plan states 

that in these areas industrial uses should focus on light industrial, including green industrial, rather 

than heavy industrial. The plan notes that the subject property is within a subarea which is already a 

good example of compatible business park development in the context of a green riverfront setting.  

The proposed rezoning would allow both light and medium industrial uses on the property which 

would be compatible with the “business park” future land use classification and would not allow the 

heaviest industrial uses which are only permitted in the I3 District. Considering all of these factors, 

the rezoning is therefore consistent with the Minneapolis Plan for Sustainable Growth. 

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

The rezoning would allow for the proposed business park type use to be located in a primarily 

industrial area which is consistent with the recently adopted policy guidance in the small area plan. 

The I2 zoning district would be appropriately located adjacent to an Industrial Employment District 
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and other industrial zoning and would allow a wider range of industrial uses on the site. The 

amendment is in the public interest and not solely in the interest of the property owner. 

3. Whether the existing uses of property and the zoning classification of property within the general area of the 

property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

The site is located in a predominantly industrial area. With the exception of the park land adjacent 

to the Mississippi River which is zoned residentially, almost all existing properties in the general area 

are zoned industrially and used as such. Properties range from light industrial to general industrial, 

the most intensive industrial district in the City. The closest residentially-zoned and utilized 

properties are located nearly a half-mile to the southeast, south of 31st Ave NE, and approximately a 

half mile to the west of this property, east of Main Street NE. The existing building is located almost 

600 feet from the riverfront parkway property and is not currently visible from the parkway due to 

heavy foliage and established trees on both the subject property and the parkway property. The 

existing uses and zoning classifications of the property within the general area are compatible with 

the proposed rezoning from I1 Light Industrial to I2 Medium Industrial. 

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The existing zoning allows a range of industrial uses, but it does not allow medium industrial uses, 

including the production and processing of furniture explicitly utilizing metal. The I2 zoning district 

allows more production and processing uses. It would also allow contractor yards, recycling facilities 

in a fully enclosed building, motor freight terminals, motor vehicle storage lots, towing services and 

waste haulers, though no waste can be stored on-site. The existing building was constructed in 

1995. Given the building’s relatively recent construction and size, it is unlikely that any of the 

aforementioned transportation uses would be established on the site in the future. 

5. Whether there has been a change in the character or trend of development in the general area of the 

property in question, which has taken place since such property was placed in its present zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The surrounding area has been historically used for industrial purposes. The existing building was 

constructed in 1995 and has not been changed significantly since then. The zoning including and 

surrounding the subject property (with the exception of the riverfront parkland) has been zoned 

industrially since 1963, when the entire area was zoned M2-3 Limited Manufacturing District. The 

character or trend of development in the general area of the property has not changed significantly 

since the property was zoned I1 Light Industrial in 1999 when the most recent zoning code was 

adopted.  

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 4 

LEGAL DESCRIPTION. Tract A, Registered Land Survey No. 1668, Hennepin County, Minnesota.  
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RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 

Planning Commission adopt staff findings for the application by Bell Manufacturing for the property 
located at 3400 Technology Drive: 

A. Rezoning the property located at 3400 Technology Drive from the I1 Light 

Industrial District to the I2 Medium Industrial District. 

Recommended motion: Approve the application for a rezoning from the I1 Light Industrial 

District to the I2 Medium Industrial District. 

ATTACHMENTS 

1. Zoning map 

2. Oblique aerial 

3. Aerial photos 1945, 1991, 2003, 2014 – history of site 

4. Site survey  

5. Photos 
6. Correspondence 
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