
Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

France Avenue to Thomas Avenue South 
 

Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate 
Zoning 

Suggested 
Through Public 

Comment 

Adopted policy Additional Context/Options 

Cedar Lake 
Townhomes  

Cedar Isles Dean 
Neighborhood Association; 
East Isles Neighborhood 
Association; Cedar Lake 
Townhome Assoc.; Robin 
Bischoff and Paula Cotruta, 
2932 Chowen Ave. S.  R1 R5 

East Isles 
suggests R3. 
Other groups 
suggest 
keeping 
existing. 

Land Use: High 
Density Housing 
Dev. Intensity: 
Urban Oriented  

Hennepin County will likely conduct additional 
planning efforts. Rezoning could be 
postponed, but high density housing will likely 
remain the guided land use given the 
property's location in a transit station area. 
While near-term redevelopment of this site is 
unlikely, it is not the role of a rezoning study to 
predict or determine the exact timing of land 
use change. The recommendation is a 
reflection of the adopted plan and was made 
for the purpose of consistency with policy and 
across geography. 

Single family 
homes bounded 
by Chowen Ave. 
S., Chowen Pl. 
and St. Louis Ave.  

Robin Bischoff and Paula 
Cotruta, 2932 Chowen Ave. 
S. R1 R3 None 

Land Use: Medium 
Density Housing 
Dev. Intensity: 
Neighborhood 
Oriented  

parcel behind 
Whole Foods 

West Calhoun 
Neighborhood Council 

R4 and 
C3S C3S None 

Land Use: 
transportation, 
communications, and 
utilities 

Future land use will likely be a LRT station. 
The staff recommendation of C3S is based on 
two considerations: 1) Throughout the study 
area, properties guided for Transportation and 
Utilities are recommended for zoning to match 
adjacent properties, and 2) The property is 
currently in two zoning districts, which is no 
longer allwed by the zoning code. Hennepin 
County will likely conduct additional planning 
efforts. Rezoning could be postponed, but high 
density housing and mixed use development 
will likely remain the guided land use in a 
station area. 



Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate 
Zoning 

Suggested 
Through Public 

Comment 

Adopted policy Additional Context/Options 

2622 Lake St. property owner OR2 R5 OR2 (existing) 

Land Use: High 
Density Housing 
Dev. Intensity: 
Urban Oriented 
development 
intensity 
Other Policy: 
Commercial Corridor 
in Comprehensive 
Plan 

OR2 and R5 allow the same residential 
density. OR2 would allow retail as part of a 
mixed-use building, which would not be 
consistent with the residential-only designation 
in the Midtown Greenway plan. However, Lake 
Street is designated as a Commercial Corridor 
in The Minneapolis Plan for Sustainable 
Growth. A development for this site was 
approved under the OR2 zoning before the 
adoption of the plan. That project has 
subsequently been shelved. 

2901, 2905, 2915 
Dean Parkway property owner R6 R5 R6 (existing) 

Land Use: High 
Density Housing 
Dev. Intensity: 
Urban Oriented  

Staff recommendation is based on consistency 
with parcels with the same guidance. R6 
would allow 6-story development as-of-right, 
which is more intense than the Urban-Oriented 
category intends. 

CIDNA opposes 
all of the 
rezonings 
proposed 
(multiple 
addresses) 

Cedar Isle Dean 
Neighborhood Association multiple multiple None 

As shown in the 
Midtown Greenway 
Land Use and 
Development Plan   

four letters of 
general lack of 
support for 
change in this 
area were also 
submitted             
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Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

Thomas Avenue South to Hennepin Avenue 
 

Issue or Area of Concern Concerned Party Existing 
Zoning 

Staff 
Rec. 

Alternate Zoning 
Suggested 

Through Public 
Comment 

Adopted 
policy Additional Context/Options 

31St St. and Holmes 

East Calhoun 
Community 
Organization; Nancy 
Ward; Robert Kean OR1 R5 R4 

Land Use: 
Medium 
Density 
Housing 
Dev. 
Intensity: 
Urban 
Oriented 
Other 
Policy: 
Activity 
Center 

Height was raised as a concern. R4 and R5 have the 
same height standards. 
 
The combination of future land use and development 
intensity policy for this property (medium density, 
urban-oriented) points to R4. However, this property 
is also inside the designated Activity Center, where 
policies point to high-density development, which is 
not allowed in R4. 

Extension of PO along 
Hennepin – Request to 
carry it to 28th rather than 
ending it mid block 
between the Greenway 
and 28th CARAG     

Staff recommended ending the PO mid block to 
match the boundaries of the Activity Center. 
Extending the PO a half a block does not present any 
major policy issues. 

One letter of support for 
rezoning in this general 
area and one letter of 
concern about timing were 
also submitted       
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CPED Staff Recommended Zoning Changes for review by the Minneapolis City Planning Commission: October 1, 2009
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 ERIC H. GALATZ 
 612-335-1509 DIRECT 
 ERIC.GALATZ@LEONARD.COM 
 
 
December 3, 2009 
 
VIA EMAIL  
 
Amanda Arnold, AICP, Principal City Planner 
Minneapolis Community Planning and Economic 
  Development Planning Division 
250 South 4th Street, Room 300 
Minneapolis, MN  55415-1385 
 
Re: Midtown Greenway Rezoning Study; Proposed Amendment to the Minneapolis 

Code of Ordinances, Chapter  521, Zoning Distr icts and Maps, for  the purpose of 
implementing The Midtown Greenway Land Use and Development Plan 

 
Dear Ms. Arnold: 
 
The Lakes Limited Partnership, the owner of 2622 West Lake Street, respectfully asks the 
Planning Commission to accept the attached additional comments for the record as a supplement 
to the letter we submitted on October 19, 2009, in support of the request of the Partnership to 
retain the existing OR-2 zoning designation for 2626 West Lake Street.  
 
These additional comments may be distilled to the following basic points: 
 
Existing OR 2 zoning is consistent with current guidance because (1) the Greenway Plan guides 
2622 West Lake Street the same as its mixed use neighbors, (2) the Minneapolis Plan guides all 
of Lake Street for development as a “Commercial Corridor” with commercial or mixed use 
development, and (3) 2622 West Lake Street is the only non-residential Lake Street property in 
the entire Midtown Greenway Study Area that the City proposes to down-zone to prohibit 
commercial use.  There is no reason for this discriminatory treatment.  
 
As we stated in our first letter, The Lakes Limited Partnership supports the 2007 Greenway Plan.  
That plan shows 2622 West Lakes Street guided for the same development as its existing mixed-
use neighbors, Calhoun Beach Club and Calhoun Beach Club Apartments.  The Partnership was 
surprised, however, to see the vision stated in the 2007 Greenway Plan translated onto a zoning 
map as residential-only.  The guidance for the site in the 2007 Greenway Plan and the 2009 
Minneapolis plan allows for commercial uses.  The zoning should, in fact must, follow the 
comprehensive plan.. 

 

150 SOUTH FIFTH STREET  SUITE 2300 
MINNEAPOLIS, MINNESOTA 55402 
612-335-1500  MAIN 
612-335-1657  FAX 

 

LAW OFFICES IN MINNEAPOLIS • MANKATO • ST. CLOUD • WASHINGTON, D.C. A Professional Association 
WWW.LEONARD.COM 

 



Ms. Amanda Arnold 
December 3, 2009 
Page 2 
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The Lakes Limited Partnership, through its principal Billy Weisman, was an active member of 
CIDNA when 2622 West Lake Street was still part of that neighborhood association.  The Lakes 
Limited Partnership was less involved in the recent planning and rezoning process primarily 
because the property was under contract with The Lander Group.  In fact, the City granted The 
Lander Group approvals for a residential and commercial mixed-use project on the property in 
2007, with the support of CIDNA and the City Council Member, at the same time the 
neighborhood and Planning Department were developing the Greenway Plan the City adopted in 
2007.  The Lander Group’s project was consistent with OR2 zoning and the 2007 Greenway 
Plan.  The Lander Group’s proposal would not be allowed in an R5 district. 
 
Finally, we again ask for consideration of the state of the economy and the fact that rezoning to 
R-5 will deprive the owners of any economically viable use of the site for the foreseeable future.  
2622 West Lake Street has historically been developed and used as a single-tenant office 
building until 2006, when the Partnership allowed The Lander Group to demolish the building 
for its proposed high density residential project.  The project, and the sale of the property, fell 
through in 2007 when the residential bubble burst.  Recent market studies for the Partnership 
demonstrate that housing is not a viable use for the property.  When the housing market recovers, 
OR-2 will allow for the high density residential development and small scale commercial 
development that is consistent with existing adjacent uses at the Calhoun Beach Club and the 
Calhoun Beach Club Apartments.  The relatively small size of the site at 2622West Lake Street 
and zoning requirements for parking will protect the neighborhood from uses that generate traffic 
and parking while preserving some economically feasible use of the site. 
 
Thank you again for consideration of our comments.  
 
Very truly yours, 
 
LEONARD, STREET AND DEINARD 

 
Eric H. Galatz   
EHG/lao 
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2622 West Lake Street 
Summary of Reasons to Retain OR-2 Zoning  

 
 2622 West Lake Street is the ONLY non-residential Lake Street property in the entire 

Midtown Greenway Study Area that the City proposes to down-zone to residential-only, 
even though the Greenway Plan guides 2622 West Lake the same as its existing mixed 
residential-commercial neighbors, which the City does not propose to down-zone. 

 
 2622 West Lake Street is one of only three parcels on the north side of Lake Street in the 

entire Midtown Greenway Study Area that the City proposes to zone as residential-only, 
and the only one of those not already developed for residential-only use. 

 
 2622 West Lake Street is one of only ten properties in the entire Midtown Greenway 

Study Area that have frontage on the Greenway and Lake Street, and is the only one of 
those the City proposes to down-zone to residential only.   

 
 2622 West Lake Street is on a “Commercial Corridor” as defined and designated by The 

Minneapolis Plan for Sustainable Growth, as unanimously adopted by the Minneapolis 
City Council on October 2, 2009. 

 
 2622 West Lake Street has historically been zoned and developed as commercial 

property, and has never been in service for anything other than commercial use. 
 
 2622 West Lake Street is one-half mile from the nearest access to the Greenway.  Views 

to and from the Greenway may affect the Greenway, but use will not.   
 
 The City approved a mixed residential-commercial development on 2622 West Lake 

Street in the same year the City adopted the 2007 Greenway Plan. 
 
 The existing OR-2 zoning is consistent with the 2007 Greenway Plan, which calls for 

higher density residential development and consistency with existing uses.   
 
 The proposed R-5 zoning is not consistent with the 2007 Greenway Plan, because R-5 is 

not consistent with existing retail, office and health club uses in the adjacent Calhoun 
Beach Club Apartments and Calhoun Beach Club. 

 
 The existing OR-2 zoning preserves flexibility in the possible uses for the property, 

including small scale retail sales and service uses serving the immediate neighborhood.   
 
 The proposed R-5 rezoning, which would only allow residential development, an 

alternative that has proved infeasible on this site..  
 
 The 2007 Greenway Plan guides 2622 West Lake Street the same as its neighbors, 

but 2622 West Lake Street is the only non-residential Lake Street proper ty in the 
Midtown Greenway Study Area that the City proposes to down-zone to prohibit 
commercial use. 
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The proposed down-zoning of 2626 West Lake Street is not consistent with the 2007 
Midtown Greenway Land Use and Development Plan, (the “ 2007 Greenway Plan” ). 
 

 

 

Midtown Greenway Land Use 
and Development Plan, (the 
“Greenway Plan”), Future Land 
Use map,  Page 39.   
 
 
 
 
 
 
 
 
 
 
 
 
New commercial should be 
located in existing commercial 
nodes.  2007 Greenway Plan, 
page 40:   

 
The 2007 Green way Plan Future Land Use map (above) shows 2622 West Lake the same as the 
neighboring Calhoun Beach Club and Calhoun Beach Club Apartments.  Those neighbors are 
multifamily dwellings with office, restaurant, catering health club, and retail uses on their ground 
levels.  The 2009 Midtown Greenway Rezoning Study (below), however, recommends retaining 
C3A zoning for the Calhoun Beach Club and Calhoun Beach Club Apartments, and down-zoning 
2622 West Lake Street from OR2 (which allows high density residential and neighborhood scale 
retail) to R5 (high-density residential only). 
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Minneapolis Greenway Land Use and Development Plan Maps 

 
Between France and Knox, ALL properties that have frontage on Lake Street and the 
Greenway, including 2622 West Lake, are guided “High Density Housing” (gold), open space 
(green) or commercial (red).  But 2622 West Lake Street is the ONLY such lot the 2009 
Midtown Greenway Rezoning Study down-zones to residential-only. 

 
From Knox to 5th Avenue South, everything is guided “High Density Residential,” the same as 
2622 West Lake Street, or commercial or open space.   

From 5th Avenue to Cedar Avenue, where the Greenway turns north away from Lake Street.  
The 2007 Greenway Plan Land Use Maps do not address Lake Street east of Knox at all.  The 
2009 Midtown Greenway Rezoning Study covers Lake Street from France to Cedar.  2622 West 
Lake Street is the only property on the north side of Lake Street that the 2009 Midtown 
Greenway Rezoning Study proposes to down-zone to residential only.  
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Proposed Zoning Ordinance and Zoning Maps 

 
Despite the fact that the Greenway Plan guides 2622 West Lake the same as its neighbors:  

 
2622 West Lake Street is the ONLY residential Lake Street proper ty in the entire Midtown 
Greenway Study Area that the City proposes to down-zone to residential. 
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The proposed zoning map shows only three residential-only parcels on the nor th side of 
Lake Street  in the entire Midtown Greenway Study Area.  Loop Calhoun, Calhoun Towers 
(which has a Dean Parkway address and is not accessible from Lake Street) and 2622 West Lake 
Street. (adjacent to two mixed use projects, with access to Lake Street and Thomas Avenue and 
historic commercial zoning and use).    
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Current OR2 zoning is consistent with the Minneapolis Plan for  Sustainable Growth (the 
“ Minneapolis Plan” ).  Residential-only R5 zoning is inconsistent with the Minneapolis Plan 

 
 
The Minneapolis Plan for Sustainable Growth (the “Minneapolis Plan”), unanimously adopted 
by the Minneapolis City Council on October 2, 2009, identifies all if Lake Street as a 
“Commercial Corridor.”  Policy 1.10 supports mixed use on Commercial Corridors 
 

 
 



Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

Hennepin Avenue and Lyndale Avenue South (North of 28th Street) 
 

Issue or Area of 
Concern 

Concerned 
Party 

Existing 
Zoning 

Staff 
Rec. 

Alternate Zoning Suggested Through Public 
Comment 

Adopted 
policy 

Additional 
Context/Options 

No comments 
received       
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Midtown Greenway Rezoning Study

Existing and Proposed Overlay Districts: Hennepin Avenue and Lyndale Avenue North of 28th Street
CPED Staff Recommended Zoning Changes for review by the Minneapolis City Planning Commission: October 1, 2009

*No changes are proposed for Overlay Districts not displayed on this map
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Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

Hennepin Avenue and Lyndale Avenue South (South of 31st Street) 
 

Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate Zoning 
Suggested Through 

Public Comment 
Adopted policy Additional Context/Options 

West side of 
Hennepin Ave. 
between  
33rd and 36th  

East Calhoun Neighborhood 
Assoc.; Robert Kean; Gary 
Farland (at public hearing) R2B R3 

Keep existing 
zoning 

Land Use: Medium 
Density 
Dev. Intensity: 
Neighborhood Oriented 
Other Policy: Community 
Corridor in the 
comprehensive plan 

Height was raised as an issue. R2B 
and R3 have the same height 
standards and Conditional Use Permit 
process. 
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Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

Hennepin Avenue to I-35W 
 

Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate 
Zoning 

Suggested 
Through Public 

Comment 

Adopted 
policy Additional Context/Options 

West side 3000 
block of Fremont 
Ave S CARAG R3 R4 

Keep existing 
zoning 

Land Use: 
Medium 
Density 
Housing 
Dev. 
Intensity: 
Transit 
Oriented 

Policy guidance is transit-oriented because of its 
location immediately adjacent to the Calhoun 
Square parking garage. This policy combination 
is unusual, but clearly points to R4 rather than 
R3. 

NE corner of 
Bryant and 31st CARAG R4 R4 R3 

Land Use: 
Medium 
Density 
Housing 

The Lyn-Lake Plan does not include a detailed 
development intensity map. Instead the plan 
uses character areas. This block was included in 
the same character area as the parcels in the 
3000 block west of Lyndale. The existing land 
use in the 3000 of Bryant and on other streets to 
the east fit with R4.  

Parcels 
immediately north 
of the Greenway 
between Fremont 
and Aldrich LHENA 

R6, I2, 
I1 R5 R4 

Land Use: 
High Density 
Housing 
Dev. 
Intensity: 
Urban 
Oriented  

Lyndale to 
Stevens, Lake 
Street to 28th Whittier Multiple Multiple  Multiple 

Comments suggest that the zoning is too much 
of a blanket approach. The policy guidance in 
the Midtown Greenway Land Use and 
Development Plan is parcel specific.  
 
The Lyn Lake Plan overlaps with the Midtown 
Greenway Land Use and Development Plan but 
most of the land use recommendations from the 
earlier plan were retained.  



Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate 
Zoning 

Suggested 
Through Public 

Comment 

Adopted 
policy Additional Context/Options 

2930 Harriet 
(concerns about 
other properties in 
the area as well) Kristine Martinson R2B R5 Keep existing 

Land Use: 
High Density 
Housing 
Dev. 
Intensity: 
Urban 
Oriented  

2932 Harriet Cynthia Wong R2B R5 Keep existing 

Land Use: 
High Density 
Housing 
Dev. 
Intensity: 
Urban 
Oriented  

2825 Harriet 
(concerns about 
other properties in 
the area as well) Robin and Leo Whitebird R2B R5 Keep existing 

Land Use: 
High Density 
Housing 
Dev. 
Intensity: 
Urban 
Oriented  

2835 Stevens James Wold I1 R5 Keep existing 

Land Use: 
High Density 
Housing 
Dev. 
Intensity: 
Urban 
Oriented  

West side of 
Garfield between 
the Greenway and 
28th Street 

Larry Ludeman; Nick Hegarty; 
Kathleen Branin R2B, R5 R5 

R3 suggested 
by one 

Land Use: 
Mixed Use 
Other 
Policy: 
Activity 
Center 

Staff has addressed the concern for this 
immediate area. The original recommendation 
was for R6 and we reexamined the policy 
guidance and made a revision to R5 to mitigate 
potential height issues. 

Soo Line Gardens 

Liz McLemore; Russ Raczkowski; 
Jennifer Buege; Sarah Claassen; 
Corrine Segal; Ida Duntemann; 
Joyce Food Shelf; Jennifer Zator, 
Greg Johnson, Martha Brand, 
Mary Garca, Leslie Modrack, 
Jenny Mceabe;  I1, R2B R1A 

Open space 
zoning 

Land Use: 
Parks and 
Open Space 

Staff has addressed this concern. The original 
recommendation was R3 and staff has changed 
that to R1A to be consistent with other open 
spaces in the City. There is no zoning district 
specifically for open space. 
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Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

I-35W to Bloomington Avenue 
 

Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate Zoning 
Suggested Through 

Public Comment 
Adopted policy Additional Context/Options 

Central, Powderhorn 
Park, and Midtown 
Phillips properties with 
a staff 
recommendation of R3 

Ellie, 3628 15th Avenue S; 
David Piehl, Property Owner; 
Sunshine Sevigny, 2917 14th 
Avenue S; Shirley Heyer; 
Matt and Kelly Kley, 3136 3rd 
Ave S; Shari Albers; Jon 
Norblom and Shawne 
FitzGerald, 1508 E 37th St; 
Susan Taylor 

R2B, I1, 
OR1 R3 Keep existing zoning 

Land Use: Medium 
Density Housing 
Dev. Intensity: 
Neighborhood 
Oriented 

The primary concern expressed in public comments 
is that R3 allows multiple-family dwellings, and that 
property owners would have the option of adding a 
basement or attic unit to existing homes in such a 
manner that would detract from neighborhood quality 
of life. Page 4 of the staff report, as well as the 
October 26 addendum, outline a number of reasons 
why staff does not anticipate low-quality conversions 
as a result of this zoning change, and points out that 
high-quality housing investments that incrementally 
increase density are fully consistent with the policies 
of the Comprehensive Plan in areas which the City 
Council has designated as medium-density housing.  
 
Keeping the existing zoning for all properties with this 
policy combination in this geographic area will leave 
intact some industrial-zoned property, with most of 
the area remaining R2B. New and expanded 
industrial uses would continue to be allowed on the I1 
properties. In all cases, property owners would still 
have the option of applying for a rezoning, and the 
City’s response to such a request would need to be 
based on the adopted policy of medium-density 
neighborhood-oriented housing. 

2900 block of 11th 
Ave S, east side 

Sue Anne Martinson (condo 
owner), 2900 11th Avenue S R2B R5 

Keep existing zoning/no 
increased density 

Land Use: High 
Density Housing 
Dev. Intensity: 
Urban Oriented 
Other Policy: 
Adjacent to Activity 
Center in 
comprehensive 
plan  

2906-2916 
Bloomington Ave 

Jenny Lion/Steve Matheson, 
2910 Bloomington Avenue R2B R5 Keep existing zoning 

Land Use: High 
Density Housing 
Dev. Intensity: 
Urban Oriented 
Other Policy: 
Community 
Corridor in 
comprehensive 
plan  



Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate Zoning 
Suggested Through 

Public Comment 
Adopted policy Additional Context/Options 

Midtown Phillips 
Joseph Spangler; Del 
Holmes, 1015 E 28th Street multiple multiple 

Suggests that staff 
reevalutate zoning 
recommendations in 
Midtown/East Phillips on 
a parcel by parcel basis 

As shown in the 
Midtown Greenway 
Land Use and 
Development Plan 

Such an exercise would be new policymaking. 
The policy guidance provided in the plans is 
applicable to each individual parcel with a 
particular land use designation, and each 
parcel with a particular land use designation is 
entitled to the same rights as another with the 
same designation. To make zoning decisions 
that deviate from this principle would be 
arbitrary and capricious.  
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Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

Bloomington Avenue to 29th Avenue South 
 

Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate Zoning 
Suggested Through 

Public Comment 
Adopted policy Additional Context/Options 

East Phillips properties 
with a staff 
recommendation of R3 

East Philips 
Improvement Coalition R2B, I1 R3 Keep existing zoning 

Land Use: Medium 
Density Housing 
Dev. Intensity: 
Neighborhood 
Oriented 

The primary concern expressed in public comments is 
that R3 allows multiple-family dwellings, and that property 
owners would have the option of adding a basement or 
attic unit to existing homes in such a manner that would 
detract from neighborhood quality of life. Page 4 of the 
staff report, as well as the October 26 addendum, outline 
a number of reasons why staff does not anticipate low-
quality conversions as a result of this zoning change, and 
points out that high-quality housing investments that 
incrementally increase density are fully consistent with 
the policies of the Comprehensive Plan in areas which 
the City Council has designated as medium-density 
housing.  
 
Keeping the existing zoning for all properties with this 
policy combination in this geographic area will leave 
intact some industrial-zoned property, with most of the 
area remaining R2B. New and expanded industrial uses 
would continue to be allowed on the I1 properties. In all 
cases, property owners would still have the option of 
applying for a rezoning, and the City’s response to such a 
request would need to be based on the adopted policy of 
medium-density neighborhood-oriented housing. 

East Phillips Joseph Spangler multiple multiple 

Suggests that staff 
reevalutate zoning 
recommendations in 
Midtown/East Phillips on 
a parcel by parcel basis 

As shown in the 
Midtown Greenway 
Land Use and 
Development Plan 

Such an exercise would be new policymaking. The 
policy guidance provided in the plans is applicable 
to each individual parcel with a particular land use 
designation, and each parcel with a particular land 
use designation is entitled to the same rights as 
another with the same designation. To make 
zoning decisions that deviate from this principle 
would be arbitrary and capricious.  

East Phillips 
Dana DeWilde, 2816 
17th Avenue South multiple multiple No increase in density 

As shown in the 
Midtown Greenway 
Land Use and 
Development Plan  
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Midtown Greenway Rezoning Study 
Summary of Written Public Comments and Testimony Regarding Specific Properties or Geographic Areas 

November 19, 2009 

29th Avenue South to West River Parkway 
 

Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate Zoning 
Suggested Through 

Public Comment 
Adopted policy Additional Context/Options 

2600 block of 29th Ave 
S, south end 

Greg Klave, 2636 30th 
Avenue South; 
Susan Kay Tveter, 2623 
29th Avenue South; 
Lonnie Nichols, 2644 
35th Avenue South; 
KJ Staar, 2636 29th 
Avenue South; 
Barb Combs, 2624 29th 
Avenue South; 
Cynthia Burns, 3430 
East 26th Street; 
Dotty Kadlec, 2804 30th 
Avenue South; 
Dennis Dischinger and 
Mary Mahoney, 2600 
29th Avenue South; 
Molly Dolan I1 R4 

Keep existing, lower-
density residential (to 
avoid 4-story multifamily), 
C1, or OR1 (to 
accommodate live-work) 

Land Use: Medium 
Density Housing 
Dev. Intensity: 
Urban Oriented 
Other Policy: Plan 
text encourages 
use of residential 
units for residents’ 
studios, offices, or 
workshops 

• Keeping existing I1 zoning would allow new 
and expanded industrial uses. 

• Rezoning to a lower-density residential district 
would not allow development of medium-
density residential with urban-oriented building 
type as called for in adopted policy. 

• C1 and OR1 would allow standalone 
retail/office, which is not what the plan text or 
maps call for. More detail on page 9 of the 
staff report. 

• In all cases, property owners would still have 
the option of applying for a rezoning, and the 
City’s response to such a request would need 
to be based on the adopted policy of medium-
density neighborhood-oriented housing. 

2415 East 27th Street 
(Empire Glass) 

Toni Tunge, 2629 39th 
Avenue South;  
Dave Schermerhorn, 
2629 34th Avenue 
South; Dan Turner; 
Lonnie Nichols, 2644 
35th Avenue South I1 I1/ILOD R1 

Split 
recommendation 
 
Land Use: 
Transitional 
Industrial (east), 
Low-Density 
Housing (west) 
Dev. Intensity: 
Urban Oriented 
(east), 
Neighborhood 
Oriented (west) 
Other Policy: Plan 
text encourages 
use of Transitional 
Industrial properties 
for a mix of 
workshops, offices, 
and residences. 

As noted to the left, the western portion of this 
property is guided Transitional Industrial while the 
eastern portion is guided low-density residential. 
The dividing line is an extension of the 34th Avenue 
alignment, where the plan envisions an at-grade 
access to the greenway from 27th Street. The 
zoning code does not allow the application of two 
different primary zoning districts on one parcel, so 
the staff recommendation is to match the policy 
direction of the western portion of the parcel for the 
entire parcel. This creates a situation in which 
future development on the east portion of the 
parcel would be allowed to exceed the guided land 
use and development intensity. An alternative 
would be to zone the entire parcel R1A, which 
would create a situation in which development 
envisioned in the plan for the west portion of the 
parcel would not be allowed. 



Issue or Area of 
Concern Concerned Party Existing 

Zoning 
Staff 
Rec. 

Alternate Zoning 
Suggested Through 

Public Comment 
Adopted policy Additional Context/Options 

Properties north of the 
greenway and east of 
34th Ave S 

Tim Morgan, 2628 35th 
Avenue South; Lonnie 
Nichols, 2644 35th 
Avenue South I1, R4 R1A R1A/Low Density 

Land Use: Low 
Density Housing 
Dev. Intensity: 
Neighborhood 
Oriented 

When the City Planning Commission adopted the 
Seward Longfellow Greenway Area Land Use and 
Predevelopment Study in 2007, it did so with an 
amendment that all properties east of 34th Avenue 
and north of the greenway be shown on the future 
land use map as low-density neighborhood-
oriented housing. The original rezoning study staff 
recommendation did not reflect that 2007 change 
made by the City Planning Commission. In 
response to submitted comments, staff modified 
the proposed zoning map to reflect the intent of the 
2007 City Planning Commission and City Council 
action. 
 
Further correspondence from the public states that 
it was not the intent of this 2007 action to rezone 
the existing apartment building at 3525 E 27th 
Street from R4 to R1A. In fact, the CPC and 
Council action was very explicit in designating all 
properties in the study area east of 34th Avenue as 
low-density. The proposed R1A zoning matches 
that policy. 

2720 30th Avenue 
South (Doppler Gear 
Company) Doppler Gear Company I2 R4 I2 with ILOD 

Land Use: Medium 
Density Housing 
Dev. Intensity: 
Urban Oriented 

Adding the Industrial Living Overlay District (ILOD) 
to the existing I2 zoning would allow residential 
development while retaining the rights for new and 
expanded medium industrial uses. While such an 
approach would be consistent with the Transitional 
Industrial designation on several nearby 
properties, this property is guided toward medium-
density housing (not transitional industrial). 

Properties in Seward 
that are currently used 
for industrial purposes 
and proposed for 
rezoning to residential 

Robert Rossi, 2648 36th 
Avenue South;  
Brinsley Davis, 2625 
34th Avenue South;  
Mary Jane Mueller, 
2626 30th Avenue 
South;  
Alex Wohlhueter, 2625 
34th Avenue South; 
Lonnie Nichols, 2644 
35th Avenue South I1, I2 

R1A, 
R4 

Keep existing, or rezone 
for higher-density 
residential than proposed 

Land Use: Medium 
and Low Density 
Housing 
Dev. Intensity: 
Urban and 
Neighborhood 
Oriented 

Keep existing zoning – This would allow new and 
expanded industrial uses in areas where adopted 
land use guidance is for future residential 
development. 
 
Rezone to higher-density residential than proposed 
– This comment was about a concern that the 
adopted residential densities are not high enough 
to allow for financially-feasible redevelopment of 
industrial property into residential. Changing the 
policy guidance for a particular parcel from 
medium to high-density housing would be outside 
the scope of this rezoning study. It is important to 
note that to the extent to which this concern proves 
to be valid in the future, the City will need to 
carefully consider the granting of changes and 
expansions of nonconforming use so as to 
preclude any cause for takings claims. 
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Midtown Greenway Rezoning Study

Proposed Zoning: 29th Avenue to West River Parkway
CPED Staff Recommended Zoning Changes for review by the Minneapolis City Planning Commission: October 1, 2009
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Midtown Greenway Rezoning Study
Existing and Proposed Overlay Districts: 29th Avenue to West River Parkway

CPED Staff Recommended Zoning Changes for review by the Minneapolis City Planning Commission: October 1, 2009

Existing Transitional Parking (TP) Overlay District
Existing Pedestrian Oriented (PO) Overlay District
Existing Industrial Living (IL) Overlay District
Proposed Transitional Parking (TP) Overlay District

Proposed Pedestrian Oriented (PO) Overlay District
Proposed Industrial Living (IL) Overlay District
Parcels
Study Area

*No changes are proposed for Overlay Districts not displayed on this map


















































































































































