MEMORANDUM
To:

St. Anthony Village Planning Commission

From:

Breanne Rothstein, AICP, City Planner

Date:

Planning Commission meeting on October 24, 2016

WSB Project No.

02170-300

Request:

Planned Unit Development Sketch Plan Request for Village, LLC located at 2501
Lowry Avenue

REQUESTED ACTION
According to Section 152.209 of city code, the sketch plan for a Planned Unit Development is not
considered a formal application, but an informal opportunity for the developer to show their “basic
intent and general nature of development”. This is the Planning Commission’s and the public’s
opportunity to hear the developer’s initial presentation of the plans for the redevelopment of 2501
Lowry Avenue. No action is recommended or needed at this time.

GENERAL INFORMATION
Applicant:

The Village, LLC

Owners:

The Village, LLC

Location:

2051 Lowry Avenue

Existing Land Use /

Manufactured Home Community/Single-Family Residential (approximately 98
home sites and 95 RV sites)

Zoning:
Surrounding Land
Use / Zoning:

North:
East:
South:
West:

Low Density Residential / Zoned R-1 - Single Family Residential
High Density Residential/Planned Unit Development
High Density Residential and Commercial/Planned Unit Development
Single-Family Residential and Commercial in Minneapolis
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BACKGROUND
The applicant for the proposal, The Village, LLC, with lead developer Continental Property Group,
purchased the Lowry Grove Manufactured Home Community on June 13, 2016. On June 15, the City
received official correspondence from the owner regarding their intent to close Lowry Grove. This
closure notice triggered a series of statutory requirements of both the landowner and the city.
On October 11, 2016, the required public hearing was held, and the following actions were taken:
1)
2)
3)
4)

Hold a public hearing regarding the closure notice
Review and evaluate the impacts of the closure on residents
Inform residents of their rights to access the Manufactured Home Park Trust Fund
Appoint a neutral third party

On August 26, 2016, The Village, LLC submitted an application for a Planned Unit Development
sketch plan review of a re-development plan for 2501 Lowry Avenue.
To date, 10 homes have been purchased and demolished within the park. Another 8 have been
moved from the location to another park.
The developer has conducted a neighborhood meeting on October 18 and has invited residents from
the surrounding areas.
DESCRIPTION OF THE REQUEST
The site under re-development consideration is approximately 15 acres located on the very
southwestern edge of the city of St. Anthony at 2501 Lowry Avenue (see enclosed site location
map). Bremer Bank (2 stories) is located on the southwestern-most corner of the property and
currently is not part of the re-development plan. Kenzington Condos (ownership condos for seniors)
are located immediately to the east (5 stories, plus at grade garage). To the south is The Legacy that
is 4 stories (rental, assisted living for seniors), Walker Senior Housing that is 3 stories (rental,
assisted living for seniors) and Autumn Woods that is 3 stories (general occupancy rental units).
The PUD sketch plan submittal is attached for your review, as well as a narrative outlining the
request. The total density proposed for the site is 52 units per acre, and height is proposed as 5
stories (2 buildings), 4 stories (1 building), and 3 stories (2 buildings).
The PUD sketch plan proposes several housing types, unit sizes, styles and ownership models. For
sale townhome units (37) are proposed on the northern and western edges of the property. 5
buildings of multi-family housing are shown. The sketch plan outlines a total of 837 housing units.
Ownership options include townhomes (37) and senior co-op (100). The plan shows 700 rental units,
including senior assisted living (100), age-restricted rental (100), general occupancy apartments
(340), affordable rental apartments (60), and general occupancy micro apartment units (100). A
total of 60 units are included of below market-rate rental apartments.
OTHER REQUIREMENTS
In addition to city code requirements for the review and consideration of a Planned Unit
Development preliminary development plan, re-zoning and subdivision application, this redevelopment is subject to many other jurisdictional requirements including the following:
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State Rules Governing Completion of an Environmental Assessment Worksheet (EAW). Due to its
size (over 375 attached units), State Rule 4410 requires preparation of an EAW to evaluate and
identify existing environmental conditions and identifies the impacts of this proposed development
with regard to land use, soils, fish/wildlife, historical property, water resources, sewer, water, and
transportation infrastructure and any potential noise, odor, light, or visual impacts. As part of this
document, a full traffic study is being prepared that evaluates 10 intersections and associated
roadways. Completion of this document is led by the city, and the recommendations from it will be
critical to informing the design and preliminary plat and PUD preliminary development plan.
Minnesota Pollution Control Agency. Upon analysis of the property through the purchase, a Phase I
and Phase II Environment Assessment were completed and identified several sources of
contamination on the property, which will need to be properly handled and remediated through the
process established by the Minnesota Pollution Control Agency.
Hennepin County Transportation. Kenzie Terrace is a County Road and coordination with their plans
and needs regarding changes or upgrades to Kenzie Terrace is required.
Minneapolis Park and Recreation Board. The land under which Stinson Parkway is built is
considered MPRB parkland, not right-of-way. Therefore, special review and provision must be made
for any upgrades or impacts to Stinson Parkway, given its designation as parkland and the MPRB
jurisdiction.
Mississippi Watershed Management Organization. This development will be subjected to the rules
of the MWMO and the city regarding pollutant loading reduction, discharge rates and volumes, and
flood elevations.
State Statute Governing Manufactured Home Park Closure. The closure of manufactured home
parks are subject to statute related to the closure and removal of the manufactured homes. A
precise procedure must be followed regarding the closure of the park, starting with a nine month
notification (commenced on June 15).

COMPREHENSIVE PLAN GUIDANCE
The enclosed exhibit summarizes the land use guidance in the city’s Comprehensive Plan for this
area. The Comprehensive Plan’s Land Use Plan discusses the following items related to the site at
2501 Lowry Avenue:
• It acknowledges Lowry Grove as a source of affordable housing in the community
• It recognizes its age and condition
• It states that any changes in land use would be initiated by the landowner, not proactively
by the City.
• It states that any change in land use would require proper notification and provision for relocation under state statute.
• It states the importance of provision of affordable housing in this area to the community.
• It outlines a general vision, should the property re-develop, that includes a mix of multifamily housing (“townhomes and condominium apartments”)
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•

Discusses the need for better pedestrian improvements and streetscape on Kenzie Terrace.

NEXT STEPS
The PUD sketch plan is the first in many steps towards re-development of the property at 2501 Lowry
Avenue. There are many agencies, plans, and permits to be reviewed, commented on, and
completed over the next several months.
• The Environmental Assessment Worksheet is expected to be complete in November, with an
official 30 day agency comment period in December.
• The developer is currently compiling information for submittal of their preliminary plat. The
next item the Planning Commission will review will be a request for re-zoning to Planned
Unit Development, a PUD preliminary development plan, and a preliminary plat. These
applications are considered formal applications.
• A public hearing will completed at the preliminary plat stage, which is the opportunity for
comments, input and decision as part of the public record.
• Final Development Plan, Final Plat, and Development Contract will be the final steps, only
after consideration of preliminary plat and development plan and a re-zoning to Planned
Unit Development.
RECOMMENDATION
The City Code, Section 152.209 states the following:
The sketch plan [for a Planned Unit Development] provides an opportunity for an applicant to submit
an informal plan to the city showing the applicant’s basic intent and general nature of the
development. The sketch plan is optional and is intended to provide feedback from the Planning
Commission before the applicant incurs substantial cost in the preparation of formal plans. The
sketch plan shall be considered a partial, incomplete application prior to formal submittal of the
complete application and scheduling of hearings.
The sketch plan portion of the Planned Unit Development process is not considered part of the land
use application process, but as an introductory opportunity for the planning commission to hear the
plans. Staff recommends that the Planning Commission review the materials, listen to the
presentation made by the Developer, and take no formal action on the PUD sketch plan presented.

ATTACHMENTS
1) Site Location Map
2) Land Use Map from the Comprehensive Plan
3) Applicant’s Submitted Materials
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Future Land Use Map for 2501 Lowry Avenue and Surrounding Properties
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NOTICE OF RECEIPT OF SKETCH PLAN APPLICATION AND
PLANNING COMMISSION MEETING
The City of St. Anthony Village received an application for sketch plan review from The Village, LLC
regarding the redevelopment of the property located at 2501 Lowry Ave (“Lowry Grove Manufactured
Home Park”). Notice is hereby given that the Planning Commission will hear details regarding the
developer’s sketch plan proposal at the regularly scheduled Planning Commission meeting on October
24, 2016 at 7:00 p.m. in the City Council chambers located at City Hall at 3301 Silver Lake Road.
Under Section 152.209 of the City Code, a sketch plan is not considered a formal redevelopment
application. Instead, a sketch plan is an informal opportunity for a developer to show the “basic intent
and general nature” of a proposed redevelopment. Accordingly, the Planning Commission meeting
noticed above will not be a formal public hearing and no action will be taken at the meeting. Rather, the
meeting will be an opportunity for the public to hear the developer’s initial presentation of its
redevelopment plans for the Lowry Grove Manufactured Home Park.
If you have any questions, please contact Breanne Rothstein, City Planner, at (763) 231-4863.

