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M INNeéa po lls Prepared for the City Planning Commission

City of Lakes CcPC J’:fj:sa I'f;'oﬁ
BZZ-7523
Property Location: 3200 Bryant Avenue S
Project Name: 3200 Bryant Avenue S Rezoning
Prepared By: Mei-Ling Smith, City Planner, (612) 673-5342
Applicant: David Merryfield, Merryfield Properties, LLC
Project Contact: David Merryfield
Request: To rezone the property from R2B Two-Family District to Cl Neighborhood
Commercial District to allow a general retail sales and services use.
Required Applications:
T Petition to rezone the property IoFated at 3200 Bryant A'\venl'Je S from the R2B
Two-Family District to the C| Neighborhood Commercial District.

SITE DATA |
Existing Zoning R2B Two-Family District
Lot Area 2,496 square feet / 0.06 acres
Woard(s) 10
Neighborhood(s) Calhoun Area Residents Action Group (CARAG)
Designated Future .
Land Use Urban Neighborhood
Land Use Features Community Corridor (Bryant Avenue)
Small Area Plan(s) n/a
Date Application Deemed Complete | December 17,2015 | Date Extension Letter Sent December 28, 2015

End of 60-Day Decision Period February 15,2016 End of 120-Day Decision Period | April I5,2016
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BACKGROUND |

SITE DESCRIPTION AND PRESENT USE. The subject site is located at the southwest corner of
the intersection of Bryant Avenue S and 324 Street W. The site contains an existing one-story, flat-roof
building. The building footprint is 2,329 square feet and covers 93 percent of the lot, which is 2,469
square feet in size. The site does not have alley access and does not contain any on-site parking.

The existing building was constructed as two storefronts in 1908. When the 1924 zoning code was
adopted, the property became legally nonconforming as a commercial use, as it was located in the
Multiple Dwelling District, which did not allow general commercial uses. The property’s zoning
classification then changed to the R2B Two-Family District once the 1963 zoning code was adopted, and
has remained in the R2B classification since that time. The property has historically been used for
various small-scale commercial uses. The building is currently vacant, but was most recently used as a
convenience store.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area contains a
range of residential densities and commercial uses. There are single-family homes on the northwest and
southeast corners of the same intersection, and Bryant Square Park is located on the northeast corner
of the intersection. The immediate blocks surrounding the subject site are zoned R2B and contain
single-, two-, and multiple-family dwellings. Lyndale Avenue S, which is a Community Corridor like
Bryant Avenue S, is located two blocks to the East. The 3200 block of Lyndale Avenue S contains
commercial uses in the Cl Neighborhood Commercial District, as well as the OR2 High Density Office
Residence District and the R4 Multiple-Family District. The Lyn-Lake Activity Center and Lake Street
Commercial Corridor are located two blocks to the north of the subject site.

PROJECT DESCRIPTION. The applicant is proposing to convert the existing vacant commercial
building into two commercial spaces, which would be 995 square feet and 1,345 square feet,
respectively. The applicant is proposing interior modifications and has already completed fagade and
HVAC improvements, including new stucco and storefront glass, but is not proposing any changes that
would affect the bulk of the building. The proposed use of acupuncture and rehabilitation body work
falls under the category of general retail sales and services in the CI district.

All non-residential uses over 1,000 square feet in area are required to provide a minimum of four off-
street parking spaces. The applicant is proposing two retail spaces, of which only one would be over
1,000 square feet and would have a requirement of four parking spaces. The most recent use occupied
the entire 2,329 square foot building, so the property has grandfathered rights to four parking spaces.
No additional off-street parking is required for the new use.

Because the rezoning request is to change from a residential district to a commercial district, the
applicant was required to obtain consent signatures from two-thirds of the property owners within 100
feet of the site.

PUBLIC COMMENTS. No comments had been submitted as of the writing of this report. Any
correspondence received prior to the public meeting will be forwarded on to the Planning Commission
for consideration.



Department of Community Planning and Economic Development
BZZ-7523

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application for a
petition to rezone the property at 3200 Bryant Avenue S from the R2B Two-Family District to the Cl

Neighborhood Commercial District based on the following findings:

l.

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

The proposed zoning would be consistent with the applicable policies of The Minneapolis Plan for
Sustainable Growth. The property is adjacent to Bryant Avenue S, which is a designated Community
Corridor in this location. Community Corridors generally contain small-scale retail sales and
services serving the immediate neighborhood. In addition, the property is designated as Urban
Neighborhood on the future land use map. Urban neighborhoods are predominantly residential
areas with a range of densities, with highest densities generally being concentrated around identified
nodes and corridors. They may include undesignated nodes and some other small-scale uses,
including neighborhood-serving commercial and institutional and semi-public uses scattered
throughout. Areas designated as urban neighborhoods are not generally intended to accommodate
significant new growth.

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

Land Use Policy I.l: 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.

I.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 1.4: Develop and maintain strong and successful commercial and
mixed use areas with a wide range of character and functions to serve the needs of
current and future users.

1.4.1 Support a variety of commercial districts and corridors of varying size, intensity of
development, mix of uses, and market served.

1.42 Promote standards that help make commercial districts and corridors desirable,
viable, and distinctly urban, including: diversity of activity, safety for pedestrians, access
to desirable goods and amenities, attractive streetscape elements, density and variety
of uses to encourage walking, and architectural elements to add interest at the
pedestrian level.

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.

1.5.3 Promote the preservation of traditional commercial storefronts wherever feasible.


https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
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Land Use Policy 1.6: Recognize that market conditions and neighborhood traditions
significantly influence the viability of businesses in areas of the city not designated as
commercial corridors and districts.

1.6.1 Allow for retention of existing commercial uses and zoning districts in designated
Urban Neighborhood areas, to the extent they are consistent with other city goals
and do not adversely impact surrounding areas.

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.

1.9.1 Support the continued presence of existing small-scale retail sales and commercial
services along Community Corridors.

The property contains an existing, non-residential building that has historically been used for
commercial purposes. The commercial uses allowed in the CI district will contribute to the overall
vitality of the area without having a detrimental impact on the surrounding area.

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 a limited range of goods and services along a Community Corridor in
an existing commercial building. Rezoning to Cl to allow commercial uses on the subject site would
enhance residential livability and reinvestment in the neighborhood and would also help to revitalize
an existing commercial building. The amendment is in the public interest and is not solely in the
interest of the property owner.

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.

Although the surrounding properties have primarily R2B zoning, the proposed zoning would be
compatible with the zoning classifications and existing uses of other property in the area. Cl| zoning
is located two blocks to the east, along Lyndale Avenue S. The Lake Street Commercial Corridor
and Lyn-Lake Activity Center are located two blocks to the north of the site. The properties along
this corridor include more intense commercial uses in the C2 and C3A zoning districts.

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 property is currently zoned within the R2B Two-family District. Permitted uses in this district
include single and two-family dwellings, small community residential facilities, community gardens,
public parks, places of assembly, child care centers, and small market gardens. The site constraints of
the subject property pose a number of issues for its reasonable reuse within the R2B District. The
minimum lot area required for a new single or two-family dwelling would be 5,000 square feet or
10,000 square feet respectively. Because the property has only 2,496 square feet of lot area,
establishing a single or two-family dwelling would require a variance of the minimum lot area. In
addition, the majority of non-residential uses that are allowed in the R2B district have a minimum lot
area requirement of 20,000 square feet. While some reasonable uses of the property still exist, due
to the small size of this lot, it is unlikely that it could be redeveloped or repurposed for a permitted
use in the R2B district.
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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 existing building was constructed as a dual storefront building in 1908 and has housed a variety
of commercial uses since that time. The R2B zoning in the area immediately surrounding the subject
site has not changed significantly since 1924, when the subject property was zoned for residential
uses. The greater vicinity has seen some increase in the proportion of commercial or mixed-use
properties, particularly to the east, south, and west of the subject site, namely Lyndale Avenue S,
Hennepin Avenue S, and the 36t Street VW/Bryant Avenue S and 36t Street W/Lyndale Avenue S
Neighborhood Commercial Nodes. While there has not been a noticeable change in the character
of the development in the immediate area of the property, it would be appropriate to establish this
property’s commercial zoning status in order to utilize the existing commercial building for
commercial uses. Rezoning to C| would not have a negative impact on the surrounding area.

FOR REZONINGS ONLY

ZONING PLATE NUMBER. 24

LEGAL DESCRIPTION. Lot I, Block 19, Remington’s second addition to Minneapolis, except the
west 70 feet thereof, according to the recorded plat thereof, Hennepin County, Minnesota

RECOMMENDATIONS

The Department of Community Planning and Economic Development recommends that the City
Planning Commission and City Council adopt staff findings for the application by David Merryfield for
the property located at 3200 Bryant Avenue S:

A. Rezoning.

Recommended motion: Approve the application to rezone the property located at 3200 Bryant
Avenue S from the R2B Two-Family District to the Cl Neighborhood Commercial District.

ATTACHMENTS

Written description submitted by applicant

Memo from City Attorney Re: Petition for the Amendment of the Zoning Ordinance
Zoning map

Survey

Plans

Renderings

Photos

Rezoning matrix

© N AWD —



3200 Bryant South Project Narrative:

Substantial investments have been made to improve 3200 Bryant South in order to attract two tenants
which would offer neighborhood amenities allowed under the C-1 Zoning classification (currently zoned
R2B). The building is 2157 square feet and the intent is to divide the building into two commercial
spaces at 1000 sq/ft and 1157 sq/ft, respectively. Examples of the improvements made are new
exterior stucco, new HVAC, new store front glass and entrances and an architectural facade. One of the
spaces has a signed LOI for a body healing business specializing in acupuncture and rehabilitation body
work.

This project is a neighborhood improvement project of the owner, as he and his wife live in the CARAG
neighborhood and the building’s previous owner did not maintain the property adequately and the
previous tenant (Bryant Avenue Market), while convenient, was primarily selling tobacco and many
times expired perishable food products.



Minneapolis
City of Lakes

Office of the City Attorney

- Susan L. Segal
City Attamey

350 South 5th Street - Room 210 December 16, 2015
Minneapolis MN 55415

Cffice 612 §73-2010

Civil Division Fax 612 673-3362
Criminal Division Fax 612 673-2189
CPED FAX 612 6735112

TTY 612 673-2157

" The Minneapolis City Council
Room 307, City Hall
350 South Fifth Street
Minneapolis, MN 55415

Minneapolis Planning Commission
Room 300, Public Service Center
250 South Fourth Street
Minneapolis, MN 55415

Re: Petition for Amendment of the Zoning Ordinance — 3200 Bryant Avenue South

Dear Members of the City Council and Planning Commission:

Pursuant to the requirements of the Zoning Code, I certify that the-above petition submitted by David Merryfield for rezoning of
the property located at 3200 Bryant Avenue South from the R2B zoning district to the C1 zoning district complies with the
signature consent requirements of Minnesota Statutes § 462.357, subd. 5.

This opinion is for the sole benefit of the Minneapolis City Council and anealg)olis City Planning Commission. Other persons
are advised that they must seek their own legal counsel relative to the matters herein discussed.

Very truly yours,

ls

ERIK E. NILSSON
Assistant City Attorney
(612) 673-2192

cc: Mei-Ling Smith, City Planner (CPED)
Diana Armstrong, City Clerk’s Office

Call
&~ srinneapalis

City information
and Services

www.ci.minneapotis.mn.us
Affirmalive Action Employer




David Merryfield 10th|
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{Per Stowart Tis Guaranty Compony Commitment for Titie Ingurance File No. 59971, effectiva dote
Jopuary 7, 2014)

Lot 1, Block 19, Remington's Sacand AddHion ta Minnaopeth, axcept the west 70 fast thereof,
ecooning to the recarded plat thereot, Hennepin County, Minnasota.

{Abstroct Property)
PLAT RECORDING INFORMATION

Tha piat of Remingtan'a Sacond Addition to Minneapoli: wap flad of record en Moy (2, 1862,

ITLE COMMITMENT

Stewart Tilla Guaranty Company Cammitment for Tiin thourines Flle No. 58971,
mgary 7, 2014, wen relld upon aa to mutters of rerord.

Scheduls B Exceptions:
Tnare are ae acsaments listed in Schaduls B — Seetion 2 of tha titka cammitment to be shown.

ELOOD ZONE NOTE
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ZONING NOTES

1.} Zonmy Informatian chtafad from the City of Minneopolis web Glte on February #0, 2014,
The mibjact properly ia 20ned RZB (Low Tensity Reskenca Diatrict)

2} Porking: No porking stalls designated on alta.
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GENERAL NOTES
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SITE PLAN GENERAL NOTES

SITE PLAN STMBOL KEY

SITE PLAN KEY NOTES

l. ALL CONDITIONS SHOUN ON THIS PLAN ARE EXISTING AS OF THE DATE ON THE PLAN,

UNLESS NOTED OTHERWISE.

2. THE ENTIRETY OF THE BUILDING ROCF 1S DIRECTED TO AN INTERNAL ROOF DRAIN

WHICH IS CONNECTED TO CITY DRAINAGE.

@ SYMBOL INDICATES EXISTING CANOPY TREE IN THE RIGHT OF WAY.

— —> ARROW INDICATES DIRECTION OF SURFACE WATER RUNOFF.

(A) METRO TRANSIT BUS $TOP.

FIRE HYDRANT.

@ APPROXIMATE LOCATION OF INTERNAL ROOF DRAIN.

@ DECORATIVE STREET LIGHT.

() UTILITY POLE WITH STREET LIGHT.

@ GAS METER

@ &' TALL WOOD FENCE.

@ CONCRETE RETAINING WALL.

{(J') RECESSED ENTRY, DOOR SUING DOES NOT CROSS PROPERTY LINE.
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tanek

118 E. 26th Street
Suite 300
Minneapolis, MN 55404
P:612-879-8225
F:612-879-8152

www.tanek.com

] project

Building
3200 Bryant Avenue South
Minneapolis, MN

| hereby certify that this plan,
specification or report was prepared by me
or under my direct supervision and that |
am a duly licensed architect under the laws
of the state of Minnesota.

A100

name date
license number signature
scale as noted
name tvh
I

12.15.2015

11.02.2015
site plan

copyright Tanek 2015
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Minneapalis, MN

Design subject to change
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3200 Bryant Ave South after partial exterior improvements (as of Nov 10, 2015)

Standing on Bryant Ave S. looking North West Standing on Bryant Ave S. looking South West




Standing on Bryant Ave S. looking West

Standing on 34" Street West looking South
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R2B Cl
Two- Neighborhood

Family Commercial

District District
FAR
Base FAR Maximum 0.50 1.70
20% bonus for enclosed, underground or structured parking n/a 0.34
20% bonus for 50% ground floor commercial n/a 0.34
20% bonus for 20% affordable units n/a 0.34
Total possible FAR 0.50 2.72
Required lot area per dwelling unit (sq. ft.) 5,000 700
Possible DU Bonuses:
20% bonus for enclosed, underground or structured parking Y
20% bonus for 50% ground floor commercial Y
20% bonus for 20% affordable units Y
Base building height maximum (in stories) 25 2.5/3
Maximum size of retail store (sq. ft.) 0 8,000
Maximum Lot Coverage 45% n/a
Maximum Impervious Surface Coverage 60% n/a
Yard Requirements
Front 20 0
Interior side or rear' below 5+2%?
Corner Side 8 (+2X)' 0
Drive-through permitted? N N

Notes:

| - (2X) is added for uses that are not SFDs, 2FDs, or CRFs serving |-6 persons

2 - For residential uses and hotels

Lot width less than 42 ft.: 5
Lot width 42 ft.—51.99 ft.: 6
Lot width 52 ft.—61.99 ft.: 7
Lot width 62 ft.—84.99 ft.: 8
Lot width 85 ft—99.99 ft.: 10
Lot width 100 ft. or greater: 12

Minimum interior side yards greater than eight (8) feet shall apply only to principal structures
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