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LAND USE APPLICATION SUMMARY
Property Location:

5400 43rd Ave S

Project Name:

Every Third Saturday

Prepared By:

Shanna Sether, Principal City Planner, (612) 673-2307

Applicant:

DJR Architecture, Inc.

Project Contact:

Scott Nelson

Request:

To construct a new two-story mixed-use building.

Non-Residential Uses

Community center: 7,748 sq. ft.
Coffee shop: 1,052 sq. ft.

Required Applications:
Conditional Use Permit

To allow community center in the C1 District.

Variance

To reduce the minimum off-street parking from ten spaces to three spaces.

Site Plan Review

For a new two-story, mixed-use building.

SITE DATA
Existing Zoning

C1 Neighborhood Commercial District
AP Airport Overlay District

Lot Area

9,152 square feet / .21 acres

Ward(s)

12

Neighborhood(s)

Nokomis East Neighborhood Association

Future Land Use

Corridor Mixed Use

Goods and Services
Corridor

54th St E

Built Form

Interior 2

Date Application Deemed Complete
End of 60-Day Decision Period

July 9, 2020
September 7, 2020

Date Extension Letter Sent

Not applicable

End of 120-Day Decision Period

Not applicable
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BACKGROUND
SITE DESCRIPTION AND PRESENT USE. The subject property is located at the southwest corner of 54th St E and
43rd Ave S. The existing building is a minor automobile repair use with outdoor storage on an unimproved surface
to the rear of the building.
SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area is a mix of commercial and low-density
residential uses. 54th St E is a Goods and Services Corridor and the east and west, along 54th St E, are also zoned
C1 and used for commercial and retail. The property immediately to the south at 5408 43rd Ave S is zoned C1 and
used as a sports and health facility.

PROJECT DESCRIPTION. The applicant is proposing to demolish the existing one-story, minor automobile repair
shop and construct a new two-story, mixed use building with a community center and a coffee shop. The proposed
project will be for Every Third Saturday (ETS), a non-profit organization that assists veterans in the Twin Cities
community. ETS provides clothing, job training, counseling, exercise classes and a basic community for the veteran
men and women. The new building will allow ETS to expand their services and outreach to veterans in need.
The proposed project will include a Veteran’s Resource Center, clothing donation sorting and storage space,
ŽĸĐĞƐ͕ĂŶĞǆĞƌĐŝƐĞƌŽŽŵ͕ĂŶĚƐƵƉƉŽƌƚƐƉĂces for the operations of ETS. There is also a coffee shop, open to the
public, operated by ETS with limited hours. The applicant is proposing an ŽƵƚĚŽŽƌƉĂƚŝŽĨŽƌƚŚĞĐŽīĞĞƐŚŽƉĂůŽŶŐ
43rd Street. There will also be an on-site garden with raised growing beds, cultivated by veterans as part of ongoing therapy.
The combination of uses on the site is defined as a community center, which is a conditional use in the C1
Neighborhood Commercial District.
The minimum off-street parking requirement for a community center is as determined by the Zoning
Administrator based on the principal uses in the community center. Staff has evaluated the proposed uses in the
building and assigned eight spaces for the community center and four spaces for the coffee shop or a total of
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twelve spaces. The applicant is proposing to add 34 bicycle parking spaces and qualifies for the bicycle incentive
to reduce the minimum off-street vehicle parking by two spaces. The applicant is proposing to provide three offstreet parking spaces, accessed via the public alley to the rear of the site. Therefore, the applicant is seeking a
variance to reduce the minimum off-street parking for the mixed-use building from ten spaces to three spaces.
Lastly, the proposed new construction of a non-residential building requires site plan review.
PUBLIC COMMENTS. Public comments regarding the requested application that have been received at the time
of preparing the staff report, have been attached. Any additional correspondence received prior to the public
meeting will be forwarded on to the Planning Commission for consideration.

ANALYSIS
CONDITIONAL USE PERMIT
The Department of Community Planning and Economic Development has analyzed the application to allow a
community center in the C1 District based on the following findings:
1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger the
public health, safety, comfort or general welfare.
The establishment of a new community center on a Goods and Services Corridor will not be detrimental to or
endanger the public health, safety, comfort or general welfare. The uses within the community center includes
office space, a yoga/fitness studio and a community service facility; all of these uses are permitted in the C1
Neighborhood Commercial District. ETS provides clothing, job training, counseling, exercise classes and a basic
community for the veteran men and women. The new building will allow ETS to expand their services and
outreach to veterans in need.
Clothing donation is defined as a community service facility, which is allowed as an accessory use to a
community center. The applicant is proposing donation hours on Tuesdays and Thursdays from 9am to 4pm.
In addition, the sorting, processing and storage of donated clothing will occur within the proposed new
building. The proposed community service facility is consistent with the specific development standards of
this use in Chapter 536 of the zoning code.
2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will not
impede the normal and orderly development and improvement of surrounding property for uses permitted in
the district.
The proposed community center will not be injurious to the use and enjoyment of other property in the
vicinity. The properties immediately adjacent are used for commercial, retail and as a sports and health facility.
The surrounding properties are fully developed, and the proposed community center will not impede on the
normal and orderly development or improvement of surrounding properties. As previously mentioned, the
combination of proposed uses is defined as a community center; however, each of the uses on their own are
permitted in the C1 District.
3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be provided.
Adequate utilities, access roads, drainage and necessary facilities have been and will be provided. A copy of
the Preliminary Development Review report is attached to the staff report.
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4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets.
The minimum off-street parking requirement for a community center is as determined by the Zoning
Administrator based on the principal uses in the community center. Staff has evaluated the proposed uses
and determined eight spaces for the community center and four spaces for the coffee shop or a total of twelve
spaces. The applicant is proposing to add 34 bicycle parking spaces and qualifies for the bicycle incentive to
reduce the minimum off-street vehicle parking by two spaces. The applicant is proposing to provide three offstreet parking spaces, accessed via the public alley to the rear of the site. Therefore, the applicant is seeking
a variance to reduce the minimum off-street parking for the mixed-use building from ten spaces to three
spaces.
In addition to providing bicycle parking, the site is well-served by transit. The site is less than ½ mile from both
the VA Medical Center and the 50th St E Blue Line LRT Stations. Bus stops for the #22 and #515 MetroTransit
buses are less than one block from the property. Staff finds that the applicant has provided adequate
measures to minimize traffic congestion in the public streets.
5. The conditional use is consistent with the applicable policies of the comprehensive plan.
The proposed use would be consistent with the applicable guidance and policies of Minneapolis 2040 (2020):
Future Land Use

Guidance

Staff Comment

Corridor Mixed
Use

Corridor Mixed Use serves a larger market
area than Neighborhood Mixed Use and
may have multiple competing uses of the
same type. Commercial zoning is
appropriate, mixed use multi story
development is encouraged, and
contiguous expansion of commercial zoning
is allowed.

The proposed mixed-use building
includes a community center and
coffee shop. The proposed uses
within the building support the
Corridor Mixed Use policies in the
comprehensive plan.

Goods and
Services
Corridor

Guidance

Staff Comment

54th St E

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.

The proposed project is consistent
with the land uses and building
design guided for a Goods and
Services Corridor. The tenants are
a combination of commercial and
social, cultural, charitable and
recreational facilities. The
proposed project includes multiple
public street-facing entrances and
outdoor amenity spaces, including
outdoor seating.

4

Department of Community Planning and Economic Development
PLAN11078

Built Form
Guidance

Guidance

Staff Comment

Interior 2

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 proposed construction is twostories in height and is consistent
with the built form designation of
Interior 2.

The following goals from Minneapolis 2040 (2020) apply to this proposal:
Goal 6. High-quality physical environment: In 2040, Minneapolis will enjoy a high-quality and distinctive
physical environment in all parts of the city.
Goal 8. Creative, cultural, and natural amenities: In 2040, Minneapolis will have the creative, cultural, and
natural amenities that make the city a great place to live.
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 following policies and action steps from Minneapolis 2040 (2020) apply to this proposal:
Policy 4. Access to Commercial Goods and Services: Improve access to goods and services via walking,
biking and transit.
a. Allow commercial uses where they currently exist throughout the city.
b. Designate additional areas for commercial uses in parts of the city where demand for retail goods
and services exceeds the supply, and that are well-served by public transportation.
d. Require commercial retail to be incorporated into new buildings in select areas of the city with the
highest residential densities, highest pedestrian traffic, and most frequent transit service.
f.

Allow a full range of uses in Commercial areas intended to provide goods and services to
surrounding communities.

i.

To ensure employment opportunities are provided in areas well-served by transit and mixed-use
development, allow production and processing uses in Commercial Mixed Use areas while
controlling for potential negative externalities through building and site design. This includes
potentially designating certain identified areas to emphasize employment goals.

Policy 6. Pedestrian-Oriented Building and Site Design: Regulate land uses, building design, and site
design of new development consistent with a transportation system that prioritizes walking first,
followed by bicycling and transit use, and lastly motor vehicle use.
a. Orient buildings and building entrances to the street. Encourage multiple entrances to multi-family
residential buildings. The number of entrances in non-residential uses should increase in proportion
to the length of the building and be located along main corridors or at the street corner.
b. Encourage multiple storefront bays with direct connections to the sidewalk where active or
commercial ground floor uses are required.
c. Require windows and window treatments on buildings that allow clear views into and out of the
building.
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d. Ensure that buildings incorporate design elements that eliminate long stretches of blank, inactive
exterior walls through provision of windows, multiple entrance doors, green walls, and architectural
details.
e. Integrate components in building designs that offer seasonal protection to pedestrians, such as
awnings and canopies, to encourage pedestrian activity along the street.
k. Implement and expand regulations and incentives that promote bicycling, such as the provision of
secured storage for bikes near building entrances, storage lockers, and changing and shower
facilities.
l.

Eliminate the requirement for off-street parking minimums throughout the city, acknowledging that
demand for parking will still result in new supply being built, and re-evaluate established parking
maximums to better align with City goals.

q. Encourage the design of parking areas in ways that minimize their contribution to the urban heat
island.
y. Encourage building designs that reflect the unique site and context where they lie within the city.
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.
d. Ensure that METRO stations are accessible via sidewalks and bicycle facilities including to those with
mobility challenges.
e. Identify and implement strategic investments to increase connectivity and support development.
g. Orient buildings to the sidewalk.
Policy 81. The City will seek to accomplish the following action steps to expand and promote
opportunities for all residents to connect socially and participate fully in the vitality of their community.
a. Actively build the community’s capacity to strengthen authentic engagement through neighborhood
associations and City advisory committees and to facilitate meaningful resident, business owner and
property owner input into City policies, programs and procedures.
b. Create new avenues to facilitate meaningful engagement with underrepresented and vulnerable
communities that are culturally accessible.
c. Ensure safe and welcoming community spaces for all, including parks, community and youth
centers, and city streets and rights of way, located in all areas of the city.
d. Ensure integrated community centers that provide space for recreational and educational
programming, counseling and support services, and socialization.
Staff finds that the proposed project is consistent with the above-mentioned comprehensive plan goals and
policies.
6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it
is located.
If the requested land use applications are approved, the proposal will comply with all provisions of the C1
District.
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VARIANCE
The Department of Community Planning and Economic Development has analyzed the application for a variance
to reduce the minimum off-street parking from ten spaces to three based on the following findings:
1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property.
The unique circumstances were not created by persons presently having an interest in the property and are
not based on economic considerations alone.
The minimum off-street parking requirement for a community center is as determined by the Zoning
Administrator based on the principal uses in the community center. Staff has evaluated the proposed uses in
the building and assigned eight spaces for the community center and four spaces for the coffee shop or a total
of twelve spaces. The applicant is proposing to add 34 bicycle parking spaces and qualifies for the bicycle
incentive to reduce the minimum off-street vehicle parking by two spaces. The applicant is proposing to
provide three off-street parking spaces, accessed via the public alley to the rear of the site. Therefore, the
applicant is seeking a variance to reduce the minimum off-street parking for the mixed-use building from ten
spaces to three spaces. The project prioritizes pedestrian activity and street activation on a Goods and Services
Corridor with proximity to transit service and commercial uses while also meeting the recommended height
limits in the comprehensive plan. Staff finds that practical difficulties exist in complying with the ordinance
due to the size parcel and the ability to construct a project that meets the requirements for site plan review
within the appropriate height. The maximum height for a commercial building in C1 District is two stories and
reallocating floor area cannot be accomplished in a taller building without requiring a comprehensive plan
amendment from Interior 2 to Interior 3. The proposed project maximizes the site by placing the building at
the corner of 54th St W, a Goods and Services Corridor, and 43rd Ave S, and provides outdoor amenities
including an outdoor patio for the proposed coffee shop and a community garden for the community center.
In addition to providing bicycle parking, the site is well-served by transit. The site is less than ½ mile from both
the VA Medical Center and the 50th St E Blue Line LRT Stations. Bus stops for the #22 and #515 MetroTransit
buses are less than one block from the property.
2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be
in keeping with the spirit and intent of the ordinance and the comprehensive plan.
Staff finds that the variance to reduce the minimum off-street parking is a reasonable request that is
consistent with both the spirit and intent of the zoning code and the comprehensive plan. Parking and loading
regulations are established to recognize the parking and loading needs of uses and structures, to enhance the
compatibility between parking and loading areas and their surroundings, and to regulate the number, design,
maintenance, use and location of off-street parking and loading spaces and the driveways and aisles that
provide access and maneuvering space. The regulations promote flexibility and recognize that excessive offstreet parking conflicts with the city's policies related to transportation, land use, urban design, and
sustainability. The zoning code eliminates off-street parking requirements for commercial uses with less than
1,000 sq. ft. of floor area, for up to three commercial uses. The proposed coffee shop is 1,052 sq. ft. in area,
the community service facility (clothing donation) is 977 sq. ft. in area, and the fitness area is 970 sq. ft.;
together these uses require six of the ten off-street parking spaces. The applicant is proposing to add 34
bicycle parking spaces and the site is less than ½ mile from both the VA Medical Center and the 50th St E Blue
Line LRT Stations. Bus stops for the #22 and #515 MetroTransit buses are less than one block from the
property. Lastly, on July 17, 2020, Council Member Fletcher introduced subject matter for an ordinance to
eliminate off-street parking requirements, as called for in Minneapolis2040.
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3. The proposed variance will not alter the essential character of the locality or be injurious to the use or
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the
health, safety, or welfare of the general public or of those utilizing the property or nearby properties.
Staff finds that the three off-street parking spaces for a community center with limited hours and a 1,052 sq.
ft. coffee shop is sufficient. Staff finds that the proposed parking provided will not alter the essential character
of the locality or be injurious to the use or enjoyment of other property in the vicinity. The immediate area is
well-served by transit and bicycle lanes. The site is less than ½ mile from both the VA Medical Center and the
50th St E Blue Line LRT Stations. Bus stops for the #22 and #515 MetroTransit buses are less than one block
from the property. The applicant is providing the 34 bicycle parking spaces. If granted, the proposed parking
variance will not be detrimental to the health, safety or welfare of the general public or those utilizing the
property or nearby properties.

SITE PLAN REVIEW
The Department of Community Planning and Economic Development has analyzed the application based on the
required findings and applicable standards in the site plan review chapter:
Applicable Standards of Chapter 530, Site Plan Review
BUILDING PLACEMENT AND DESIGN
Building placement – Meets requirements
x The proposed project would comply with the building placement standards.
Principal entrances – Meets requirements
x The proposed project would comply with the standards for principal entrances.
Visual interest – Requires alternative compliance
x There is a blank, uninterrupted walls exceeding 25 feet in length on the second floor, facing south. The
applicant is requesting alternative compliance.
Exterior materials – Meets requirements
x The applicant is proposing brick, Nichiha (fiber cementшϱͬϴ͟Ϳ, and LP Smartside (wood) as the building’s
primary exterior materials. Exterior material changes at a later date may require review by the Planning
Commission and an amendment to the site plan review.
Percentage of Exterior Materials per Elevation
Material

Allowed Max

North

South

East

West

Brick (face)

100%

16%

17%

56%

0%

Glass

100%

28%

21%

24%

13%

&ŝďĞƌĞŵĞŶƚ;шϱͬϴ͟Ϳ

75%

49%

0%

1%

25%

Wood

75%

7%

62%

19%

62%

Windows – Meets requirements
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x The proposed project would comply with the minimum window requirements.
Window Requirements for Non-Residential Uses
Floor

Code

Proposed

1st floor – facing 54th
St W

30% minimum

253 sq. ft.

44%

371 sq. ft.

2nd floor and above –
facing 54th St W

10% minimum

97 sq. ft.

27.5%

267 sq. ft.

1st floor – facing 43rd
Ave S

30% minimum

145 sq. ft.

35%

167 sq. ft.

2nd floor and above –
facing 43rd Ave S

10% minimum

45 sq. ft.

24%

110 sq. ft.

Ground floor active functions – Meets requirements
x The proposed project would comply with the ground floor active functions requirements.
Roof line – Meets requirements
x The principal roof line of the building would be similar to that of surrounding buildings.
Parking garages – Not applicable
x There are no parking garages proposed as part of this project
ACCESS AND CIRCULATION
Pedestrian access – Meets requirements
x There would be clear and well-lit walkways at least four feet in width connecting building entrances to the
adjacent public sidewalk and on-site parking facilities.
Transit access – Not applicable
x No transit shelters are proposed as part of this development
Vehicular access – Meets requirements
x The proposed project would comply with the vehicular access requirements.
LANDSCAPING AND SCREENING
General landscaping and screening – Requires alternative compliance
x The minimum landscaped yard is 20% of the site not occupied by a building. The applicant is proposing 550
sq. ft. of landscaped area or 12% of the site and is requesting alternative compliance.
x The applicant is not proposing at least one canopy tree per 500 square feet of the required landscaped area,
including all required landscaped yards. The tree requirement for the site is two and the applicant is
proposing four ornamental trees. The applicant is seeking alternative compliance.
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Landscaping and Screening Requirements
Requirement

Required

Proposed

Lot Area

--

9,152 sq. ft.

Building Footprint

--

4,680 sq. ft.

Area Not Covered by Buildings

--

4,472 sq. ft.

895 sq. ft.

550 sq. ft.

2 trees

0 trees

9 shrubs

31 shrubs

Landscaped Area
Canopy Trees (1:500 sq. ft.)
Shrubs (1:100 sq. ft.)

Parking and loading landscaping and screening – Meets requirements
x The proposed project would comply with the applicable parking and loading landscaping and screening
requirements.
Additional landscaping requirements – Meets requirements
x The project appears to comply with the additional landscaping requirements in sections 530.180, 530.190,
530.200, and 530.210 of the zoning code.
ADDITIONAL STANDARDS
Concrete curbs and wheel stops – Meets requirements
x The parking lot would be defined by a six-inch by six-inch continuous concrete curb.
Site context – Meets requirements
x The proposed project would comply with the site context requirements.
Crime prevention through environmental design – Meets requirements
x The proposed project would comply with crime prevention through environmental design (CPTED) standards.
Historic preservation – Not applicable
x This site is neither historically designated or located in a designated historic district, nor has it been
determined to be eligible for designation.
Applicable Regulations of the Zoning Ordinance
The proposed use is conditional in the C1 District.
Off-street Parking and Loading – Requires variance(s)
x The proposed project requires a variance to reduce the minimum off-street parking requirement from ten
spaces to three spaces.
Vehicle Parking Requirements Per Use (Chapter 541)
Use

Minimum

Reductions

10

Minimum

Maximum

Proposed

Department of Community Planning and Economic Development
PLAN11078

Community
Center

Coffee shop

7

As
determined
by the Zoning
Administrator

--

4

Bicycle
Incentive
(1)

3

14

--

12

(2)

10

14+

3

8

Bicycle
Incentive
(1)

Bicycle Parking Requirements (Chapter 541)
Use

Minimum

Short-Term

Long-Term

Proposed

Community Center

6

Not less than
50%

--

10

Coffee shop

3

Not less than
50%

--

24

--

34 shared
bicycle parking
spaces

9

--

Loading Requirements (Chapter 541)
Use

Loading Requirement

Loading Spaces

Proposed

Community Center

Low

None

None

Coffee shop

Low

None

None

Building Bulk and Height – Meets requirements
x The proposed project would meet the applicable bulk and height requirements.
Building Bulk and Height Requirements
Requirement

Code

Bonuses

Total

Proposed

Lot Area

--

--

--

9,152 sq. ft. /
.21 acres

Gross Floor Area

--

--

--

8,800 sq. ft.

Max. Floor Area Ratio

1.7

--

1.7

.97

Max. Building Height

2.5 stories or
35 feet,
whichever is
less

2 stories, 24
ft. 6 inches

Lot and Residential Unit Requirements – Not applicable
x There are no lot or residential unit requirements for the proposed project.
Yard Requirements – Meets requirements
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x The project is not subject to yard requirements.
Signs – Meets requirements
x All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a separate
sign permit application for any signage that is proposed.
Signage Summary
Type

Max. Size
Allocation

Max. Area
Per Sign

Proposed
Area

Max. Height

Proposed
Height

Projecting

--

16 sq. ft.

7 sq. ft.

20 ft.

10 ft. 6 in.

Attached

--

45 sq. ft.

14 sq. ft.

34 ft.

23 ft. 3 in.

Attached

--

45 sq. ft.

27 sq. ft.

34 ft.

9 ft. 10 in.

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval
x Mechanical equipment is subject to the screening requirements of Chapter 535 and district requirements.
Refuse Screening – Meets requirements
x Refuse and recycling storage containers are subject to the screening requirements in Chapter 535.
Lighting – Meets requirements with Conditions of Approval
x Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code.
Fences – Meets requirements with Conditions of Approval
x Fences must comply with the requirements in Chapter 535. The proposed fencing meets the applicable
standards.
Specific Development Standards – Meets requirements
x The applicant’s proposal meets the specific development standards for a community center in Chapter 536.
AP Overlay District Standards – Meets requirements
x The proposal is in compliance with the AP Overlay District standards.
Applicable Policies of the Comprehensive Plan

See Finding #5 under Conditional Use Permit.
Alternative Compliance
The Planning Commission or zoning administrator may approve alternatives to any site plan review requirement
upon finding that the project meets one of three criteria required for alternative compliance. Alternative
compliance is requested for the following requirements:

Standard

Description

Staff Recommendation
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Blank Wall

There is a 32-foot blank wall on the second
level of the south elevation.

The blank wall on the south
elevation is proposed where
adjacent to a stairway and
restroom. The blank wall is located
towards the rear of the structure
and will have limited visibility from
43rd Ave S, if at all. Staff
recommends granting alternative
compliance.

Landscaped
area

The applicant is proposing 12% of the site
not occupied by a building as landscaping
where 20% is required.

The applicant is proposing
landscaping around the proposed
parking area and on the coffee
shop patio towards meeting the
required landscaping. In addition,
the applicant is proposing raised
garden beds along the south
property line as an alternative
compliance measure. Staff
recommends granting alternative
compliance.

Canopy trees

The applicant is proposing four ornamental
trees where two canopy trees are required.

The applicant is exceeding the
number of trees required by
providing four ornamental trees
where two canopy trees are
required. Staff recommends
granting alternative compliance.

RECOMMENDATIONS
The Department of Community Planning and Economic Development recommends that the City Planning
Commission adopt staff findings for the applications by DJR Architecture, Inc., for the property located at 5400
43rd Ave S:
A. Conditional Use Permit.
Recommended motion: Approve the conditional use permit to allow for a community center, subject to
the following conditions:
1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat.
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a
conditional use permit may commence. Unless extended by the zoning administrator, the
conditional use permit shall expire if it is not recorded within two years of approval.
B. Variance to decrease the minimum off-street parking.
Recommended motion: Approve the variance to reduce the minimum off-street parking requirement
from ten spaces to three spaces, subject to the following conditions:
1. The applicant shall provide a minimum of ten bicycle parking spaces for the proposed uses.
C. Site Plan Review.
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Recommended motion: Approve the site plan review for a new two-story, mixed-use building, subject to
the following conditions:
1. All site improvements shall be completed by August 3, 2022, unless extended by the Zoning
Administrator, or the permit may be revoked for non-compliance.
2. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans before
building permits may be issued.
3. All signs shall comply with Chapter 543 of the zoning code. All signage requires a separate permit
from CPED.
4. All mechanical equipment shall be screened per section 535.70 of the zoning code.
5. The applicant shall provide a lighting plan showing compliance with section 535.590 of the zoning
code.
6. The applicant shall provide a minimum of 18 bicycle parking spaces.

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.
9.

Oblique aerial photo
Written description and findings submitted by applicant
Survey
Site plan
Plans
Building elevations
Renderings
Photos
Public comments
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20-017.00 – Every Third Saturday – 5400 43rd Ave. S
Project Narrative
The proposed building is located at the corner of East 54th Ave South and 43rd Ave South, in
Minneapolis. The site is currently zoned C1 and contains a small auto body shop and parking
area that will be demolished.
The proposed project will be the new base of operations for Every Third Saturday (ETS). ETS is a
non-profit organization that assists veterans in the Twin City community, both homeless and
recently back on their feet with events held every Third Saturday of the month. ETS provides
clothing, job training, counseling, exercise classes and a basic community for the veteran men
and women to gather, learn and heal. The new building will allow ETS to expand these services
and outreach to veterans in need.
The building consists of 2 story building, containing a Veteran’s Resource Center, clothing
donation sorting and storage ƐƉĂĐĞ͕ŽĸĐĞƐ͕an exercise room, and support spaces for the
operations of ETS. There is also a coffee shop, open to the public, operated by ETS with limited
hours that will encourage outreach to the neighborhood and community. There will be outdoor
ƉĂƚŝŽƐĞĂƚŝŶŐĨŽƌƚŚĞĐŽīĞĞƐŚŽƉĂůŽŶŐϰϯƌĚStreet. Also included on the site will be large
garden area with raised growing beds which the veterans will plant and maintain as part of
ongoing therapy.
dŚĞƌĞǁŝůůďĞϯƉĂƌŬŝŶŐƐƉĂĐĞƐƉƌŽǀŝĚĞĚĂĐĐĞƐƐĞĚŽīƚŚĞĂůůĞǇ which will be used by the two
full time staff and 34 bike parking spaces provided (10 at the ETS entrĂŶĐĞĂŶĚϮϰĂƚƚŚĞŽīĞĞ
Shop). Many veterans who will come to the facility don’t have cars. A number will bike to
facility. Many will also walk from the nearby VA Hospital. Donations of clothing occur Tuesdays
and Thursdays from 9:00-4:00. Cars will pull into parking lot from the alley to front of the
garage where staff will unload goods and place into the storage area for sorting. Cars will then
exit via alley to 43rd, and not thru residential area of alley.
The exterior materials will consist of ǁŚŝƚĞďƌŝĐŬĂŶĚĚĂƌŬĨƌĂŵĞĚǁŝŶĚŽǁƐĂƚƚŚĞĐŽƌŶĞƌĐŽīĞĞ
ƐŚŽƉ͕ǁŽŽĚĂĐĐĞŶƚƐĂƚƚŚĞĞŶƚƌĂŶĐĞƐƚŽďŽƚŚƐƉĂĐĞƐ͕ĂŶĚĚĂƌŬǀĞƌƚŝĐĂůĮďĞƌĐĞŵĞŶƚƉĂŶĞůƐĂŶĚ
lap siding covering the ETS portion of the structure.

CONDITIONAL USE PERMIT FOR A COMMUNITY CENTER IN A C1 DISTRICT
REQUIRED FINDINGS
A conditional use permit is requested to allow a community center use within the C1 zoning
district. The request for the project meets the required findings for the issuance of a conditional
use permit under § 525.340.

1)
That the establishment, maintenance or operation of the conditional use will not be
detrimental to or endanger the public health, safety, comfort or general welfare.
The organization the building is designed for, Every Third Saturday, provides services and
distributes donated clothing and goods to veterans and will not be detrimental to or endanger
the public health, safety, comfort or general welfare. The building design and mix of uses
include a community coffee shop that will improve and activate the pedestrian realm. The
development will comply with all applicable building codes, life safety ordinances, stormwater
management and other Public Works requirements.

2)
The conditional use will not be injurious to the use and enjoyment of other property in
the vicinity and will not impede the normal and orderly development and improvement of
surrounding property for uses permitted in the district or substantially diminish property value.
The proposed use and its variety of functions will not be injurious to the use and enjoyment of
other property or impede development and improvement of surrounding properties. The
proposed area and height are well within the zoning requirements and the new building and use
will complement the existing neighborhood context and uses much better than the Auto Body
that previously occupied the building on the site.

3)
Adequate utilities, access roads, drainage, necessary facilities and other measures have
been or will be provided.
Adequate utilities, access, drainage, and other necessary facilities will be provided for the
project and the development team will continue to work closely with Public Works, Plan Review
and Planning staff to comply with City and other applicable requirements. Access to the parking
and delivery of donations will be to and from the ally via 43rd street and will not affect the
residential area to south.

4)
Adequate measures have been or will be taken to minimize traffic congestion in the
public streets.
The building and it’s uses will have no impact on traffic congestion in the public streets. The
project provides services to veterans with a monthly event held every third Saturday. Many
attendees will also arrive via bus, walk from the nearby VA center or bike to the facility. The
large amount of on street parking available will also be used on this one day a month.
Donations of clothing and goods are accepted on Tuesday and Thursday form 9:00-4:00 and
can be entirely handled on site.

5)

The conditional use is consistent with the applicable policies of the comprehensive plan.
1
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As discussed above, the proposed use is consistent with the applicable land use policies of the
City’s comprehensive plan.

6)
The conditional use shall, in all other respects, conform to the applicable regulations of
the district in which it is located.
With approval of the CUP application for the project, and parking variance, the propose project
will conform to the applicable regulations of the C1 District.

VARIANCE OF PARKING REQUIREMENTS
REQUIRED FINDINGS
A variance is requested to reduce the parking requirement from 10 to 3. The variance request is
consistent with the required findings under § 525.500 of the Zoning Code.

1)
Practical difficulties exist in complying with the ordinance because of circumstances
unique to the property. The unique circumstances were not created by persons presently
having an interest in the property and are not based on economic considerations alone.
The site is narrow and small, and building is designed to maximize the use of available space
for functions related to the ETS organizations mission of providing services and goods to
veterans. A small amount of space remains for surface parking. The unique aspect of the
organization’s operation is that many veterans only come one day a month. To utilize more
available space for parking that would only be used one day a month would be a waste of
resource and also reduce the space within the building for the various services provided.

2)
The property owner or authorized applicant proposes to use the property in a
reasonable manner that will be in keeping with the spirit and intent of the ordinance and the
comprehensive plan.
The proposed use is reasonable and complies with the spirit of the comprehensive plan. There
are only two full time staff members and the parking lot is designed to provide spaces for them
and to allow circulation for donations which occur twice a week to be conducted on site.

3)
The proposed variance will not alter the essential character of the locality or be injurious
to the use or enjoyment of other property in the vicinity. If granted, the proposed variance will
not be detrimental to the health, safety, or welfare of the general public or of those utilizing the
property or nearby properties.
The ETS building design with its community coffee shop mix of uses that provide services to
veterans will improve the essential character and pedestrian realm of the neighborhood. The
development will comply with all applicable building codes, life safety ordinances, stormwater
management and other Public Works requirements.

2
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June 17, 2020
Council Member Andrew Johnson
City of Minneapolis – Ward 10
350 South 5th Street, Room 307
Minneapolis, MN 55415
andrew.johnson@minneapolismn.gov

Re: 5400 43rd Avenue South

Dear Council Member Johnson,
DJR is submitting a land use application for 5400 43rd Ave S (Every Third Saturday)

STATEMENT OF PROPOSED USE AND PROJECT DESCRIPTION
The proposed building is located at the corner of East 54th Ave South and 43rd Ave South, in Minneapolis. The site is
currently zoned C1 and contains a small auto body shop and parking area that will be demolished.
The proposed project will be the new base of operations for Every Third Saturday (ETS). ETS is a non-profit organization
that assists veterans in the Twin City community, both homeless and recently back on their feet with events held every
Third Saturday of the month. ETS provides clothing, job training, counseling, exercise classes and a basic community for
the veteran men and women to gather, learn and heal. The new building will allow ETS to expand these services and
outreach to veterans in need.
The building consists of 2 story building, containing a Veteran’s Resource Center, clothing donation sorting and storage
space, oﬃces, an exercise room, and support spaces for the operations of ETS. There is also a coffee shop, open to the
public, operated by ETS with limited hours that will encourage outreach to the neighborhood and community. There will
be outdoor patio seating for the coﬀee shop along 43rd Street. Also included on the site will be large garden area with
raised growing beds which the veterans will plant and maintain as part of ongoing therapy.
There will be 3 parking spaces provided accessed oﬀ the alley which will be used by the two full time staff and 34 bike
parking spaces provided (10 at the ETS entrance and 24 at the Coﬀee Shop). Many veterans who will come to the facility
don’t have cars. A number will bike to facility. Many will also walk from the nearby VA Hospital. Donations of clothing
occur Tuesdays and Thursdays from 9:00-4:00. Cars will pull into parking lot from the alley to front of the garage where
staff will unload goods and place into the storage area for sorting. Cars will then exit via alley to 43rd, and not thru
residential area of alley.
The exterior materials will consist of white brick and dark framed windows at the corner coﬀee shop, wood accents at the
entrances to both spaces, and dark vertical fiber cement panels and lap siding covering the ETS portion of the structure.

REQUIRED APPLICATIONS:
The applications required for the project are:
1. CUP for a Community Center in a C1 District
2. Parking Variance to reduce parking from 10 to 3
3. Site Plan Review
If you would like us to send a link to the complete application, please email request to snelson@djr-inc.com.
APPLICANT:
Scott Nelson
DJR Architecture, Inc.
333 Washington Ave N, Suite 210
Minneapolis, MN 55401
Sincerely,
DJR ARCHITECTURE, INC.

Scott Nelson
Principal

June 17, 2020
Nokomis East Neighborhood
4313 East 54th Street
Minneapolis, MN 55417
nokomiseast.org

Re: 5400 43rd Avenue South

To whom it may concern
DJR is submitting a land use application for 5400 43rd Ave S (Every Third Saturday)

STATEMENT OF PROPOSED USE AND PROJECT DESCRIPTION
The proposed building is located at the corner of East 54th Ave South and 43rd Ave South, in Minneapolis. The site is
currently zoned C1 and contains a small auto body shop and parking area that will be demolished.
The proposed project will be the new base of operations for Every Third Saturday (ETS). ETS is a non-profit organization
that assists veterans in the Twin City community, both homeless and recently back on their feet with events held every
Third Saturday of the month. ETS provides clothing, job training, counseling, exercise classes and a basic community for
the veteran men and women to gather, learn and heal. The new building will allow ETS to expand these services and
outreach to veterans in need.
The building consists of 2 story building, containing a Veteran’s Resource Center, clothing donation sorting and storage
space, oﬃces, an exercise room, and support spaces for the operations of ETS. There is also a coffee shop, open to the
public, operated by ETS with limited hours that will encourage outreach to the neighborhood and community. There will
be outdoor patio seating for the coﬀee shop along 43rd Street. Also included on the site will be large garden area with
raised growing beds which the veterans will plant and maintain as part of ongoing therapy.
There will be 3 parking spaces provided accessed oﬀ the alley which will be used by the two full time staff and 34 bike
parking spaces provided (10 at the ETS entrance and 24 at the Coﬀee Shop). Many veterans who will come to the facility
don’t have cars. A number will bike to facility. Many will also walk from the nearby VA Hospital. Donations of clothing
occur Tuesdays and Thursdays from 9:00-4:00. Cars will pull into parking lot from the alley to front of the garage where
staff will unload goods and place into the storage area for sorting. Cars will then exit via alley to 43rd, and not thru
residential area of alley.
The exterior materials will consist of white brick and dark framed windows at the corner coﬀee shop, wood accents at the
entrances to both spaces, and dark vertical fiber cement panels and lap siding covering the ETS portion of the structure.

REQUIRED APPLICATIONS:
The applications required for the project are:
1. CUP for a Community Center in a C1 District
2. Parking Variance to reduce parking from 10 to 3
3. Site Plan Review
If you would like us to send a link to the complete application, please email request to snelson@djr-inc.com.
APPLICANT:
Scott Nelson
DJR Architecture, Inc.
333 Washington Ave N, Suite 210
Minneapolis, MN 55401
Sincerely,
DJR ARCHITECTURE, INC.

Scott Nelson
Principal
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N00°17'49"E 71.24

Bearings are based on the Hennepin County Coordinate System (NAD83 1986 Adjustment).

Site Address: 5400 43rd Ave S.

This property is contained in Zone X (area of minimal flood hazard) per Flood Insurance Rate Map, Community Panel No. 27053C0387F, effective date of November, 4, 2016.

The Gross land area is 9,082 +/- square feet or 0.21 +/- acres.

Elevations are based on the NGVD 29 Datum. Site Benchmark is the rim of a Telephone manhole located in the Southwest quadrant of the intersection of 54th Street E. and 43rd
Avenue S. Elevation=825.51 Feet.

No zoning letter or report was provided for the Subject Property.

No identifiable marked or striped parking spaces observed.

We have shown the location of utilities to the best of our ability based on observed evidence together with evidence from the following sources: plans obtained from utility
companies, plans provided by client, markings by utility companies and other appropriate sources. We have used this information to develop a view of the underground utilities
for this site. However, lacking excavation, the exact location of underground features cannot be accurately, completely and reliably depicted. Where additional or more detailed
information is required, the client is advised that excavation may be necessary. Also, please note that seasonal conditions may inhibit our ability to visibly observe all the utilities
located on the subject property.

The names of the adjoining owners of the platted lands, as shown hereon, are based on information obtained from the Hennepin County GIS website.

2.

3.

4.

5.

6.

9.

11.

13.

[A] Overhead power crosses
property line

1.

(numbered per Table A)

ALTA/NSPS Land Title Survey Notes

Certificate No. 1155359

Property is Torrens

All of Lot 1 and lot 2 except the South 10 feet thereof, Block 4, "Morris Park Addition to Minneapolis", Hennepin County, Minnesota.

DESCRIPTION OF PROPERTY SURVEYED

PID: 1902823110115
OWNER: Raymond H Larson Living Trust

PID: 1902823110116
OWNER: Canine Coach South Mpls Llc

PID: 1902823110117
OWNER: Raymond H Larson Living Trust

14

PID: 1902823110090
OWNER: Ju Jitsu Properties Llc

S89°47'22"W 128.41

PID: 1902823110236
OWNER: Scott Marrier Rental Llc

N89°45'53"E 128.44

(A Public R/W)

2 Story Stucco Building
Address: 5408 43rd Ave S

1 Story Stucco Building
Address: 5400 43rd Ave S
Foundation Area = 2,410 S. F

The Southeast corner of the existing building is on or over the Easterly property line as dimensioned and shown hereon.

There is an overhead utility line crossing the Northwest corner of the adjacent lot as dimensioned and shown hereon.

rory@civilsitegroup.com

Rory L. Synstelien

Minnesota License No. 44565

________________________________________________________

Dated this 22nd day of April, 2020.

This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title
Surveys, jointly established and adopted by ALTA and NSPS, and includes Items 1, 2, 3, 4, 6, 8, 9, 11, and 13 of Table A thereof. The field work was completed on 03-10-2020.

To: Scott Marrier Rental LLC; Every Third Saturday; The Northwestern Bank; and Commonwealth Land Title Insurance Company:

ALTA CERTIFICATION

[B].

[A].

2. Conflicts such as (but not limited to): encroachments, protrusions, access, occupation, and easements and/or servitudes:

a. Item no.'s 1-7 are not survey related or contain no graphical information to display on the survey.

1. This map and report was prepared with the benefit of a Commitment for Title Insurance issued by Commonwealth Land Title Insurance Company, File No. 180526400, dated
September 24, 2018. We note the following with regards to Schedule B of the herein referenced Title Commitment:
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3. 5357 43rd Ave S
4. 4220 E 54th St

Including Current Location of ETS

1. 4201-4209 E 54th St Buisnesses
2. 4301-4313 E 54th St Buisnesses -
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Roof Plan

20-017.00

Minneapolis, Minnesota

Every Third
Saturday

06.19.2020

/$1'86($33/,&$7,21

&/,(17/2*2

 

 

 

 

 

 

(/(9$7,21 ($67/8$
  

&2))((6+233$7,26($7,1*

(;7(5,25/,*+7,1*

/360$576,'(/$36,',1*

(/(9$7,21 :(67/8$
  

(;7(5,25/,*+7,1*

%/$&.%5,&.%$6(

:+,7(%5,&.

:$//$5($
*/$=,1*5(48,5('
*/$=,1*3529,'('

6)
6) 
6) 

/(9(/*/$=,1* ($67(/(9$7,21  72 



%/$&.%5,&.
*/$=,1*
/360$576,'(/$36,',1*
0(7$/
1,&+,+$9,17$*(:22'&('$5

(/(9$7,21($67



3(5&(17$*(






1,&+,+$9,17$*(
:22' &('$5

%/$&.)5$0('
6725()5217(175<

&2))((6+23
6,*1$*(

/(9(/
  

/(9(/
  

522)
  

/(9(/
  

/(9(/
  

3(5&(17$*(





%/$&.)5$0('&20326,7(
:,1'2:6

$5($ 6)






0$7(5,$/

%,.(5$&.6

:+,7(%5,&.

522)
  

%/$&.)5$0('&20326,7(:,1'2:6

$5($ 6)





(/(9$7,21:(67

/360$576,'(/$36,',1*

0$7(5,$/
*/$=,1*
/360$576,'(/$36,',1*
0(7$/
1,&+,+$,//80,1$7,219(57,&$/
25,(17$7,21

35(),1,6+('%/$&.0(7$/&$3

%/$&.)5$0('6725()5217
$7&2))((6+23

35(),1,6+('%/$&.0(7$/&$3

1,&+,+$,//80,17,21
9(57,&$/25,(17$7,21

 
 

 

%/$&.%5,&.%$6(

1,&+,+$9,17$*(
:22' &('$5

&2))((6+236,*1$*(

:+,7(%5,&.

 
 
 

(/(9$7,21 1257+/8$
  

%,.(5$&.6

1,&+,+$9,17$*(
:22' &('$5

(/(9$7,21 6287+/8$
  

/360$576,'(/$36,',1*

(76/2*2$5($

(/(9$7,211257+




$5($ 6)






:$//$5($
*/$=,1*5(48,5('
*/$=,1*3529,'('

6)
6) 
6) 

/(9(/*/$=,1* 1257+(/(9$7,21  72 

1,&+,+$9,17$*(:22'&('$5
:+,7(%5,&.

0$7(5,$/
%/$&.%5,&.
*/$=,1*
/360$576,'(/$36,',1*
0(7$/
1,&+,+$,//80,1$7,219(57,&$/25,(17$7,21

81'(5&$123</,*+7,1*







3(5&(17$*(






%/$&.)5$0(
&20326,7(:,1'2:6

35(),1,6+('%/$&.0(7$/&$3

%/$&.%5,&.%$6(

3(5&(17$*(




1,&+,+$,//80,17,21
9(57,&$/25,(17$7,21




0(7$/
:+,7(%5,&.

35(),1,6+('0(7$/
:5$33('&$123<

$5($ 6)




0$7(5,$/
%/$&.%5,&.
*/$=,1*
/360$576,'(/$3
6,',1*

(/(9$7,216287+

%/$&.)5$0('
&20326,7(:,1'2:6

/(9(/
  

522)
  

(;7(5,25
/,*+7,1*

/360$576,'(
/$36,',1*

%/$&.)5$0('6725()5217
$7&2))((6+23

%,.(5$&.6

/(9(/
  

/(9(/
  

522)
  

/(9(/
  

(;7(5,25/,*+7,1*

:+,7(%5,&.

© 2020 DJR Architecture

$

Elevations

20-017.00

Minneapolis, Minnesota

Every Third
Saturday

06.19.2020

/$1'86($33/,&$7,21

&/,(17/2*2

Sether, Shanna M
From:
Sent:
To:
Cc:
Subject:

Johnson, Andrew
Tuesday, July 21, 2020 9:30 AM
Edan Schwartz
Silas, Lindsey A; Sether, Shanna M
RE: NENA Project at 34th Ave; ETS Project

Thanks for your email, Edan.
I have CCed the assigned City Planners for the two projects so that they can include your email in the public record (as is
required by law).
Each of these projects will be considered on the land use questions at hand, so neighbor concerns about “renters” or
additional traffic are not in scope for consideration. Hopefully that eases your mind… land use decisions are not a
popularity contest but a question of legal conformance, and the law is applied equally.
Happy to talk more with you about the prejudice and racism that takes place around development projects, but would
need to do so outside of the context of these two particular projects and in a separate email or phone call. I have some
ideas for how you could help if interested.
Best,
Andrew Johnson
Council Member - Ward 12
Office #: (612) 673-2212
minneapolismn.gov/ward12

From: Edan Schwartz <edanschwartz@gmail.com>
Sent: Monday, July 20, 2020 10:24 PM
To: Johnson, Andrew <Andrew.Johnson@minneapolismn.gov>
Subject: NENA Project at 34th Ave; ETS Project
Councilmember Johnson,
I feel like I just saw redlining in action. I heard my neighbors talk about "traffic" and "parking" in a transparent attempt
to keep those people out the neighborhood. I live down the block from the proposed 34th Ave development -- I can tell
you there's no traffic problem here, there is no parking problem here.
And the ETS project -- I almost cried hearing my neighbors talk about what serving the homeless might do to their
property values.
I don't understand this land use process well, but I ask that you do what you can to help move these problems along,
and look past the disingenuous complaints. We can't go marching for "Justice for George" one day, then the next just
totally ignore the details of how we segregate our own neighborhoods.
Thank you,
Edan Schwartz
Ward 12 (34th + Weenonah Pl)
-1

612-240-6031
edanschwartz@gmail.com
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