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CPC Agenda Item #8 
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PLAN14728 

LAND USE APPLICATION SUMMARY 

Property Location: 3554 Girard Ave S 

Project Name:  Alesund Comprehensive Plan Amendment 

Prepared By: Andrew Frenz, Senior City Planner, (612) 673-3790 

Applicant: Tim Pearson 

Project Contact:  Tim Pearson 

Request:  To amend the built form designation and map in the comprehensive plan, Minneapolis 
2040. 

Required Applications: 

Comprehensive Plan 
Amendment 

To amend the built form guidance in Minneapolis 2040 for the property located at 
3554 Girard Avenue South from Interior 2 to Corridor 4. 

FVSITE DATA 

Existing Zoning 
R2B Multiple-Family District 
BFI2 Interior 2 Built Form Overlay District 

Lot Area 7,578 square feet / 0.17 acres 

Ward(s) Ward 10; adjacent to Ward 13 

Neighborhood(s) South Uptown; adjacent to East Harriet 

Future Land Use Urban Neighborhood 

Goods and Services 
Corridor N/A 

Built Form Interior 2 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is a reverse corner lot with a platted front yard 
adjacent to Girard Avenue South and a reverse corner front yard adjacent to 36th Street West. The property is 
occupied by a single-story single-family dwelling with an attached garage which was constructed in 1949. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The adjacent property to the north, 3548 Girard Avenue 
South, is occupied by a 1.5-story single-family dwelling. The adjacent property to the west, 1412 36th Street West, 
is occupied by a 2.5-story community residential facility (Vail Place). Across Girard Avenue South to the east are 
two two-family dwellings, and across 36th Street West to the south is Lakewood Cemetery. 

mailto:andrew.frenz@minneapolismn.gov
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The surrounding area is developed with a mix of uses. Hennepin Avenue, located two parcels west of the subject 
property, is a designated goods and services corridor and is developed with a variety of uses primarily including 
residential uses that range from low- to high-density, along with a variety of smaller-scale commercial uses. The 
surrounding neighborhood interior is developed almost exclusively with residential uses, which range from low- 
to high-density, though some scattered institutional and commercial uses are also present. This block of Girard 
Avenue South is developed at a lower intensity than the majority of the of the surrounding neighborhood, 
consisting entirely of single- and two-family dwellings. 

This section of 36th Street West is served by Metro Transit’s Route 23 and 114 services, which stop across the 
street from the subject property. In addition, this section of Hennepin Avenue is served by Route 6 (high-
frequency), which stops at the intersection of Hennepin Avenue and 36th Street West, a half block from the subject 
property. The proposed METRO E Line aBRT service would largely replace the existing route 6 service, and would 
include a BRT station at this location, approximately 160 feet from the subject property. The METRO E Line 
Corridor Plan was approved by the Metropolitan Council on June 22, 2022. The project is fully funded, with service 
anticipated to begin in 2025. 

Bde Maka Ska and the Chain of Lakes Regional Park is located approximately 1/3rd of a mile to the west of the 
subject property, while Lyndale Farmstead Park is located approximately 1/3rd of a mile to the southeast, and 
Painter Park is located approximately ½ of a mile to the northeast. 

  

PROJECT DESCRIPTION. The applicant is proposing to demolish the existing single-family home on the subject 
property, and to construct a new four-story multiple-family dwelling containing six dwelling units. The concept 
plans which the applicant has discussed with staff would configure the ground floor of the building as enclosed 
parking, utility, and amenity spaces, with two dwelling units per floor on each of the upper floors. The applicant 
has stated that their intent is for the units to be for-sale condominiums. 

The Minneapolis 2040 comprehensive plan became effective on January 1, 2020. The future land use guidance for 
the subject property is Urban Neighborhood, and the built form designation is Interior 2. The Interior 2 built form 
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designation is typically applied in parts of the city that developed during the era when streetcars were a primary 
mode of transportation, in the areas between transit routes, and on select streets with intermittent local transit 
service. It is also applied adjacent to the Corridor 4 and Corridor 6 districts, serving as a transition to lower intensity 
residential areas. The corresponding BFI2 Interior 2 Built Form Overlay District zoning district limits the maximum 
height of structures to 2.5 stories. The applicant has applied to amend the built form district from Interior 2 to 
Corridor 4, in order to allow for the proposed structure height of four stories. 

If the comprehensive plan amendment is approved, land use applications would be required for the applicant’s 
planned project. Based on the concept plans discussed with staff, a rezoning from the R2B Multiple-Family District 
and BFI2 Interior 2 Built Form Overlay District to the R3 Multiple Family District and BFC4 Corridor 4 Built Form 
Overlay District, variances to reduce the front yard setbacks, and site plan review would be required to allow the 
proposed project. 

This application was continued from the July 18, 2022 meeting of the City Planning Commission. 

PUBLIC COMMENTS. As of the writing of this report, one public comment specific to the hearing process for the 
application has been received. As part of the process of preparing the application materials, the applicant was 
required to conduct public outreach and engagement to raise awareness about the proposed application and seek 
preliminary feedback from area stakeholders. A copy of the applicant’s engagement plan, a summary of the 
outreach and engagement process, and written comments received during the engagement process are all 
attached to this report. Any additional correspondence received prior to the public meeting will be forwarded on 
to the Planning Commission for consideration.  

ANALYSIS 

COMPREHENSIVE PLAN AMENDMENT 
The Department of Community Planning and Economic Development has analyzed the application for a 
comprehensive plan amendment to amend the built form guidance in Minneapolis 2040 from Interior 2 to Corridor 
4 for the property located at 3554 Girard Avenue South based on the following findings: 

 The extent to which the proposed change would be consistent with the comprehensive plan goals and 
associated policies. 

The proposed comprehensive plan amendment would be consistent with the applicable guidance and policies 
of Minneapolis 2040 (2020): 

Future Land Use Guidance Staff Comment 

Urban 
Neighborhood 

Urban Neighborhood is a predominantly 
residential area with a range of allowed 
building types. May include small-scale 
institutional and semi-public uses (for 
example, schools, community centers, 
religious institutions, public safety facilities, 
etc.) scattered throughout. Like the 
Neighborhood Mixed Use category, 
commercial uses can continue serving their 
existing commercial function. Commercial 
zoning is appropriate for these properties, 
while expansion of commercial uses and 

The proposed use of the property 
as a multiple-family dwelling with 
six dwelling units is consistent with 
the future land use guidance of 
Urban Neighborhood. 

https://minneapolis2040.com/
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zoning into surrounding areas is not 
encouraged. 

Goods and 
Services 
Corridor 

Guidance Staff Comment 

Hennepin 
Avenue – ½ 
block west 

Goods and Services Corridors serve two 
purposes: 1) To indicate where commercial 
uses should front in relation to properties 
guided for commercial future land uses, 
and 2) In addition to the guidance for the 
mixed use land use categories found in this 
section, Goods and Services Corridors 
identify where the establishment or 
expansion of commercial uses can be 
considered. Properties immediately 
adjacent to a Goods and Services Corridor 
may be considered for commercial activity, 
allowing for uses similar in scale and scope 
to the Neighborhood and Corridor Mixed 
Use categories. 

While the proposed project is not 
located directly on the designated 
Goods and Services corridor and is 
instead located approximately 160 
feet from the corridor, these 
policies support great densities of 
nearby properties. 

Built Form 
Guidance 

Guidance Staff Comment 

Interior 2 
Existing 

New and remodeled buildings in the 
Interior 2 district should be small-scale 
residential. Individual lots are permitted to 
have up to three dwelling units. 
Multifamily buildings with more than three 
units are permitted on larger lots. Limited 
combining of lots is permitted. Building 
heights should be 1 to 2.5 stories. 

The Interior 2 built form 
designation is compatible with the 
existing building and zoning 
classification of the subject 
property. The Interior 2 built form 
designation is does not allow for 
buildings greater than 2.5 stories 
in height. 

Corridor 4 
Proposed 

New and remodeled buildings in the 
Corridor 4 district should reflect a variety of 
building types on both small and moderate-
sized lots, including on combined lots. 
Building heights should be 1 to 4 stories. 
Requests to exceed 4 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The Corridor 4 built form 
designation would allow greater 
flexibility in meeting applicable 
comprehensive goals and policies, 
including supporting the 
development of a variety of 
housing types, including missing 
middle housing, and supporting 
higher housing density near high-
frequency transit and METRO 
routes. 

The following goals from Minneapolis 2040 (2020) apply to this proposal: 

Goal 9. Complete neighborhoods: In 2040, all Minneapolis residents will have access to employment, 
retail services, healthy food, parks, and other daily needs via walking, biking, and public transit. 

The comprehensive plan states: “To achieve the goal of access to daily needs via walking, biking and public 
Transit, the City of Minneapolis will allow more housing to be built in places close to transit, retail services and 
employment areas” and “Achieving this goal also requires changes to the transportation system that make it 

https://minneapolis2040.com/
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easier to walk, bike or us transit to access daily needs. The City will proactively improve the pedestrian 
environment and continue to build and maintain a network of bikeways, while working with Metro Transit to 
increase the frequency, speed and reliability of the public transit system.” 

As noted above, two bus routes stop directly across 36th Street West from the subject property, with additional 
high-frequency service present on Hennepin Avenue. The planned METRO E Line aBRT service will provide 
upgraded all-day high-frequency and limited-stop service connecting major destinations in Minneapolis and 
Edina including Downtown Minneapolis, the University of Minnesota, Uptown Minneapolis, the 
Hennepin/Central area, the 50th and France area, and Southdale Mall, and will include a station at this 
intersection, approximately 160 feet from the subject property. The project is fully funded, having secured 
approximately $60 million in federal, state, and local funding, with service to begin in 2025. Coupled with 
existing transit service adjacent to the site, the METRO E Line will provide the subject property with 
exceptional access to employment and educational opportunities, commercial goods and services, and 
recreation via transit. In addition, the subject property also provides good access to commercial goods and 
services and parks via walking and biking due to its proximity to neighborhood commercial nodes located 
along Hennepin, Bryant, and Lyndale Avenues, as well as area parks including Bde Maka Ska and the Chain of 
Lakes Regional Park and Lyndale Farmstead Park and the presence of a two-way on-street protected bike lane 
on this section of 36th Street West. 

Goal 10. Climate change resilience: In 2040, Minneapolis will be resilient to the effects of climate change 
and diminishing natural resources, and will be on track to achieve an 80% reduction in 
greenhouse gas emissions by 2050. 

The comprehensive plan states: “In 2015, on-road transportation accounted for 26 percent of the city’s 
greenhouse gas emissions. Today, over 90 percent of passenger miles traveled in Minneapolis are in personal 
automobiles. Even with the adoption of electric cars, a 28 percent reduction in passenger miles traveled by 
automobile is needed to achieve the 80 percent reduction of greenhouse gas emissions by 2050. Achieving 
this goal requires changes to both transportation infrastructure and land use to make it easier to walk, bike 
or take transit to access job, goods and services. This means more people living close to transit, job, goods 
and services, as well as improved pedestrian, bicycle and transit systems.” 

With the construction of the METRO E Line, significant investment in improving the transit infrastructure 
available to the subject property is being made. The proposed amendment would leverage this investment to 
allow for increased utilization of this new infrastructure and increased access to housing that supports 
sustainable transportation and the City’s emissions reduction goals. 

Goal 2. More residents and jobs: In 2040, Minneapolis will have more residents and jobs, and all people 
will equitably benefit from that growth. 

The comprehensive plan states: “the City of Minneapolis will create new opportunities for people to live 
throughout the city by allowing and encouraging the development of new multifamily housing of various sizes 
and affordability levels, including  in areas that today contain primarily single family homes” and “Achieving 
the above will require the City to support, built and maintain a multimodal transportation system that 
promotes growth in a sustainable manner.” 

The proposed amendment would allow for increased housing options with unique features and access to 
quality transportation infrastructure. The proposed project would be a medium-density missing-middle scale 
project which would provide homeownership opportunities and would also include elevator access to all units. 
Both the inclusion of an elevator and ownership opportunity are relative rarities in housing of this scale. The 
proposed project may be relatively unique in providing homeownership opportunity outside of a larger-scale 
building for citizens who may not have the ability to utilize stairs, perform exterior maintenance 
independently, and/or operate a motor vehicle. 
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Goal 3. Affordable and accessible housing: In 2040, all Minneapolis residents will be able to afford and 
access quality housing throughout the city. 

The comprehensive plan states: “the City of Minneapolis will expand opportunities to increase the housing 
supply in a way that meets changing needs and desires. This means allowing more housing options, especially 
in areas that lack choice and areas with access to frequent and fast transit, employment, and goods and 
services” 

While the proposed project facilitated by the proposed amendment would not provide affordable housing, it 
would provide increased housing options with high-quality transit service providing access to employment 
and educational opportunities and goods and services. As described above, the unique features of the 
proposed project would increase the variety of available housing options in the immediate area. 

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

d. In neighborhood interiors that today contain a mix of housing options from single family homes to 
apartments, allow new housing within that existing range. 

f. Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily 
housing developments. 

Policy 4. Access to Commercial Goods and Services: Improve access to goods and services via walking, 
biking and transit. 

e. Allow for increased housing supply within and adjacent to Commercial areas. 

Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 
Policy 80. Development Near METRO Stations: Support development and public realm improvements 
near existing and planned METRO stations that result in walkable districts for living, working, shopping, 
and recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

 Evidence demonstrating the reason(s) that the plan should be changed, including but not limited to whether 
new information has become available since the comprehensive plan was adopted that supports 
reexamination of the plan, or that existing or proposed development offer new opportunities or constraints 
that were not previously considered. 

The comprehensive plan was formally adopted by the Minneapolis City Council and forwarded to the 
Metropolitan Council in December 2018. In many areas, the primary factors in determining the built form 
designations for residential areas were proximity to downtown and the level of/proximity to transit service. 
For most residential areas located south of Lake Street and north of 38th Street, the Interior 2 built form 
designation was applied, with higher intensity built form districts applied to residential areas with the highest 
quality transit service or near the most active commercial areas. The Interior 2 built form designation was 
applied to the subject property and other properties located on this section of Girard Avenue South, while the 
Corridor 4 built form designation was applied to properties adjacent to the west. Since the adoption of the 
built form map in December 2018, planning for the METRO E Line has progressed significantly. Important 
milestones that have occurred since the adoption of the plan include the project securing all necessary funding 
for construction in June 2021, and the adoption of the Final Corridor Plan by the Metropolitan Council in June 
2022. The addition of a BRT station approximately 160 feet from the subject property will significantly increase 

https://minneapolis2040.com/
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the quality of transit service available in the area and create new opportunities to leverage this significant 
investment in transportation infrastructure to further achieve comprehensive plan goals. 

 The relationship of the proposed amendment to the supply and demand for particular land uses within the city 
and the immediate vicinity of the site. 

In general, the city faces a shortage of available housing supply across all housing types and income levels, 
with the shortage most pronounced at lower income levels. The City has sought to encourage a mix of housing 
types and scales, including a mix of both rental and owner-occupied housing, as well as missing-middle scale 
housing development. The vast majority of recent housing development in the city has consisted of rental 
apartments located in larger buildings. The proposed project is relatively unique in that it would be a missing-
middle scale building containing for-sale condominium units. In addition, the inclusion on an elevator in a 
project of this scale is relatively unusual. The proposed project would support an increase in the variety of 
available housing options and could serve as a demonstration of the feasibility of similar projects. 

 A demonstration that the proposed amendment has merit beyond the interests of the applicant. 

As described above, the proposed amendment supports a variety of adopted goals and policies that serve the 
public interest. The proposed amendment would support a project which allows for increased access to 
medium-density housing and homeownership with access to high-quality transit, supporting sustainable 
lifestyles and walkable neighborhoods. 

 The possible impacts of the amendment on all specific elements of the comprehensive plan as may applicable, 
including but not limited to: 

(a) Land use and built form; 

The proposed use is consistent with the existing Urban Neighborhood land use designation. The proposed 
amendment of the built form designation of the subject property from Interior 2 to Corridor 4 supports 
adopted comprehensive plan goals and policies and is consistent with the general principles guiding the 
application of the built form designations. Properties located adjacent to the subject property are located 
in the Interior 2 and Corridor 4 built form districts. The proposed amendment would be consistent with 
the adjacent property to the west and nearby properties located along Hennepin Avenue, which are all 
designated Corridor 4. 

(b) Transportation; 

The proposed amendment would support the utilization of public transit for more sustainable 
transportation. As described above, significant federal, state, and local investment has been committed 
to providing significantly improved transit service adjacent to the property. The proposed project would 
allow for increased housing density supporting population growth in a location providing exceptional 
access to employment, education, and goods and services via transit, helping to leverage the impact of 
this significant investment in transportation infrastructure. The comprehensive plan amendment is 
consistent with the following policies related to transportation: 

Policy 80. Development Near METRO Stations: Support development and public realm improvements 
near existing and planned METRO stations that result in walkable districts for living, working, shopping, 
and recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

(c) Housing, including the extent to which the proposal contributes to the City’s adopted housing goals; 

The proposed amendment would allow contribute towards meeting the City’s adopted housing goals by 
allowing for increased housing supply, choice, variety of housing types and scales, and supporting housing 
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growth near significant transit facilities and public parks. The comprehensive plan amendment is 
consistent with the following policies related to housing: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

d. In neighborhood interiors that today contain a mix of housing options from single family homes to 
apartments, allow new housing within that existing range. 

f. Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily 
housing developments. 

(d) Economic competitiveness; 

Not applicable. 

(e) Environmental systems; 

Not applicable. 

(f) Public health; 

Creating new housing supply in an area of the city with access to significant natural features, parks, open 
spaces, and commercial services supports the City’s public health goals by increasing access to 
recreational opportunities and daily needs via walking and biking. The comprehensive plan amendment 
is consistent with the following policies related to public health: 

Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 

(g) Heritage preservation; 

The existing single-family dwelling located on the subject property has not been determined to be a 
historic resource and has not been identified for potential evaluation as a historic resource. 

(h) Arts and culture; 

Not applicable. 

(i) Parks and open space; 

The proposed amendment would allow for increased housing options with convenient access via walking, 
biking, and transit to some of the most significant parks and open spaces in the city in Bde Maka Ska and 
the Chain of Lakes Regional Park, as well as quality neighborhood parks in Lyndale Farmstead Park and 
Painter Park. Lakewood Cemetery, while not a public park, is a significant open space located directly 
across 36th Street West from the subject property which provides environmental and aesthetic benefits 
to nearby properties. The comprehensive plan amendment is consistent with the following policies 
related to parks and open space: 

Policy 77. Park Access: Make new and existing parks more accessible by biking and walking. 

(j) Public services and utilities; 

Not applicable. 

(k) Technology and innovation. 

Not applicable. 

RECOMMENDATIONS 
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The Department of Community Planning and Economic Development (CPED) recommends that the City Planning 
Commission and City Council adopt staff findings for the application by Tim Pearson for the property located at 
3554 Girard Ave S: 

A. Comprehensive Plan Amendment. 

Recommended motion: The City Planning Commission recommends that the City Council approve the 
comprehensive plan amendment to amend the built form guidance and map in Minneapolis 2040, for 
the property located at 3554 Girard Ave S, from Interior 2 to Corridor 4. 

ATTACHMENTS 

1. Oblique aerial photo 
2. Written description and findings submitted by applicant 
3. Community engagement plan, summary, and feedback 
4. Concept plans 
5. Photos 
6. Public comments 


	LAND USE APPLICATION SUMMARY
	fvSITE DATA
	BACKGROUND
	ANALYSIS
	Comprehensive Plan Amendment

	RECOMMENDATIONS
	ATTACHMENTS

