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Minneapolis
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LAND USE APPLICATION SUMMARY

CPC Agenda ltem #9

July 14,2014
BZZ-6610

Property Location:
Project Name:
Prepared By:
Applicant:

Project Contact:

425 13 Avenue Southeast

Riverton Community Housing - Chateau

Hilary Dvorak, Principal Planner, (612) 673-2639
Gary Ellis with Riverton Community Housing
Mary Novak with Project for Pride in Living

Request: To increase the allowed floor area ratio for the existing Chateau building.
Required Applications:
Variance To increase the allowed floor area ratio for the existing Chateau building from
3.27 to 5.0 (this was noticed from 3.5 to 6.87).
SITE DATA

Existing Zoning

OR3 Institutional Office Residence District
UA University Area Overlay District

Lot Area 27,361 square feet / .63 acres
Ward(s) 3
Neighborhood(s) Marcy-Holmes

Designated Future
Land Use

Urban Neighborhood

Land Use Features

Community Corridor (4t Street Southeast)
Activity Center (Dinkytown)
Growth Center (University of Minnesota)

Small Area Plan(s)

Master Plan for the Marcy-Holmes Neighborhood
DRAFT Marcy-Holmes Neighborhood Master Plan
DRAFT Dinkytown USA Business District Plan

Date Application Deemed Complete | June 18, 2014 Date Extension Letter Sent

Not applicable

End of 60-Day Decision Period August 17,2014 End of 120-Day Decision Period

Not applicable
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Department of Community Planning and Economic Development
BZZ-6610

BACKGROUND

SITE DESCRIPTION AND PRESENT USE. The property is located in southeast Minneapolis on
the corner of 13" Avenue Southeast and 5% Street Southeast. The site is occupied by the Chateau
building which is an existing |8-story, 127-unit residential building with ground floor commercial space.
The building was originally constructed in 1973.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by residential
properties of varying densities and commercial uses. The site is located within walking distance of the
University of Minnesota Twin Cities campus. The site is located in the Marcy-Holmes neighborhood.

PROJECT DESCRIPTION. The applicant owns the existing Chateau building located at 425 |3t
Avenue Southeast and the adjacent Riverton building located at 1227 4t Street Southeast. The applicant
is proposing to demolish the existing |6-unit Riverton building and construct a new 66-unit residential
building with ground floor commercial space on that site. In order to accommodate a larger site for the
new building the applicant is proposing to reconfigure the existing property boundaries.

The existing Chateau property has frontage along 4th Street Southeast. This portion of the property
provides access to the underground parking for the building. There is also an access easement over this
portion of the property that provides vehicular access to the adjacent residential properties on the
block. The vehicular access to the Chateau and the access easement for the adjacent buildings will
remain in place even after the construction of the new building is complete.

The existing Chateau property has a lot area of 41,886 square feet and the existing Riverton property
has a lot area of 11,005 square feet. Once the properties have been replatted the Chateau property will
be 27,361 square feet and the Riverton property will be 25,530 square feet.

The Chateau property is zoned OR3 which has a maximum floor area ratio (FAR) of 3.5. The Chateau
building is 136,792 square feet in size, minus the enclosed parking. The existing FAR of the Chateau
property is 3.27. After the property boundaries are reconfigured the FAR of the Chateau property will
be 5.0 which requires a variance. No alterations or modifications to the existing building are proposed.

RELATED APPROVALS. No land use applications have been reviewed for this site.

PUBLIC COMMENTS. No public comments have been received for this site. Any correspondence
received prior to the public meeting will be forwarded on to the Planning Commission for
consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application for a
variance to increase the allowed floor area ratio for the existing Chateau building from 3.27 to 5.0 based
on the following findings:

I. 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.
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The applicant owns the existing Chateau property and the adjacent existing Riverton property. The
existing Chateau property has frontage along 4t Street Southeast. This portion of the property
provides access to the underground parking for the building. There is also an access easement over
this portion of the property that provides vehicular access to the adjacent residential properties on
the block. The vehicular access to the Chateau and the access easement for the adjacent buildings
will remain in place even after the construction of the new building is complete.

In order to accommodate a larger site for the new building the applicant is proposing to reconfigure
the existing property boundaries. However, while the existing Chateau property is being made
smaller as part of this application no alterations or modifications to the existing building are
proposed. The additional land that is being conveyed to the Riverton property will largely remain
undeveloped because of the vehicle access needs. This is a unique circumstance of this 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.

The property is being used in a reasonable manner and is in keeping with the spirit and intent of the
ordinance and the comprehensive plan. The comprehensive plan encourages high- to very-high
density housing within the boundaries of an Activity Center and in Growth Centers. High density
housing is defined as 50-120 dwelling units per acre and very-high density housing is defined as
development with more than 120 dwelling units per acre. The existing Chateau building would be
considered very-high density housing at 132 dwelling units per acre and the existing Riverton
building would be considered high density housing at 64 dwelling units per acre.

While the applicant is not proposing to make any alterations or modifications to the existing
Chateau building the lot size is being made smaller in order to accommodate a higher-density
housing development on the adjacent Riverton site than what is currently there. Once the
properties have been replatted the Chateau building would still be considered very-high density
housing at 202 dwelling units per acre and the proposed Riverton building would still be considered
high density housing at |14 dwelling units per acre. Combined both the existing Chateau building
and the proposed Riverton building will provide a very-high density development within the
boundaries of the Activity Center and within a block of the Growth Center with 159 dwelling units
per acre.

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 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. Since the applicant is not proposing to make any alterations or modifications
to the existing Chateau building, the increase in the buildings FAR will go unnoticed to the general
public.

RECOMMENDATIONS

Recommendation of the Department of Community Planning and Economic Development
for the Variance:

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt the above findings and approve the application for a variance to increase
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the allowed floor area ratio for the existing Chateau building from 3.27 to 5.0 at the property located at
425 |3® Avenue Southeast.

ATTACHMENTS

Written description and findings submitted by applicant
Zoning map

Site layout plan

Survey

Preliminary and final plat

Site plan

Floor plans

Photos

Correspondence
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Riverton Community Housing — Chateau Land Use Application

425 13" Ave. SE

14-0008

Statement of Proposed Use:

The proposed student housing project will replace the current 2.5 story building at 1227
4™ St. SE. The new building will be a 6 story student housing co-op of approximately 66
dwelling units and 30 below-grade enclosed parking stalls and 5 surface stalls. The
project, with its co-op structure, provides a well managed, invested student housing
community that contributes to the vibrancy of the Dinkytown and University area while
being good neighbors.

The property owner on the project is Riverton Community Housing, who owns and
operates 6 projects, a total of 434 housing units in the university area. Each property
operates with a co-op structure, which provides members opportunities to be part of
the decision making process for each property. In addition, the mission is to provide a
more affordable option that makes housing and a higher education more accessible.

One of the projects that Riverton Community Housing owns and operates is the
Chateau, the adjacent 18 story apartment building. This parcel is being proposed to be
combined with the 1227 property and re-platted and re-zoned to match the rest of the
block. The access to the Chateau parking garage will be across the new parcel, and with
the same ownership entities no easement is required at this time. The loading,
servicing, and parking access will continue to function as current for the Chateau, and
the accessible route to the plaza will remain in place. In addition, there is a current
easement over the access drive for the historic homes on the other corner of the block,
and this is proposed to remain in place. Regarding the surface parking stalls, Riverton
Community Housing is in control of all 10 stalls, and will continue to do so.

The Chateau will continue to function as it currently does, with Riverton Community
Housing’s offices and a restaurant space on level 1, and affordable co-op apartment
units on the remaining levels. They plan to continue now and into the future to be a
stable presence in the Dinkytown Community.



Variance findings — Chateau parcel:

Variance for reduction in floor area ration (FAR) at The Chateau site (425 13" Ave SE)

The existing apartments at 425 13" Ave (Chateau) and 1227 4" St. SE are adjacent properties
owned by Riverton Community Housing. Riverton is subdividing the 425 13" Ave SE lot to utilize a
portion of its green space to combine with the existing lot at 1227 4™ St. SE to build the new
construction development and provide more affordable student housing in the area. The existing
FAR of 3.5 will go to 5.0 with this change. No work is proposed to the Chateau as part of this
project.

1) The increased FAR allows for the building of additional affordable housing units targeting
students in an environment that is heavily saturated with high-end apartments that are
orohibitive for many cost sensitive students,

2) Theincreased FAR is consistent with the Marcy Holmes Master Plan of expanding the
commercial area for redevelopment, increasing density; providing appropriate housing
options for people at all price points including a percentage designated as affordable;
creating a pedestrian-friendly environment adjacent to the sidewalk.

3) The increased FAR benefits the essential character of the area and is not injurious to other
properties in the vicinity. Increasing the density of the area helps bolster the proposed goals
of the recently published neighborhood plan of expanding the commercial core of
Dinkytown and creating a more vibrant, pedestrian friendly environment,
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David Haaland

From: Mary Novak [mary.novak@ppl-inc.org]

Sent: Tuesday, June 17, 2014 4:01 PM

To: 'Frey, Jacob'

Cc: gellis@riverton.org; Chris Wilson; David Haaland
Subject: RE: Riverton Community Housing
Attachments: Letter to MHNA listing all Land Use Changes.pdf

Dear Council Member Frey:

We wanted to give you a quick update on this project. On June 10 we went back to the Land Use Committee to show
them the changes we had made which included an increase in the size of our retail space (per their request) from 1,300+
square feet to 2,365 square feet. At that meeting we also wanted to reiterate the requests in our Land Use Application
since the increased retail space required two new variances. One variance was to increase the height of our signage
which seemed appropriate due to the increased size of the retail space. The other variance is to allow for an increase in
retail space allowed in an OR3 classification. OR3 allows for a maximum of 2,000 square feet of retail and we now have
2,365 square feet. The Land Use Committee seemed generally supportive of the Land Use Application but did not take
an official stance on the project.

We wanted to send you the letter that we delivered to them in person on June 10. If you have any questions on this
information please contact at your convenience.

Thank you for your time.

Mary Novak
Senior Project Manager

Project for Pride in Living
1035 E. Franklin Avenue
Minneapolis, MN 55404
Direct: 612-455-5199
Fax: 612-455-5101
www.ppl-inc.org

From: Frey, Jacob [mailto:Jacob.Frey@minneapolismn.gov]

Sent: Friday, May 23, 2014 12:57 PM

To: Chris Wilson

Cc: gellis@riverton.org; Mary Novak; 'Cardelia Pierson'; Ritchie, Heidi
Subject: RE: Riverton Community Housing

Thanks, Chris. I would like to meet with you to go over the project. Heidi, would you mind setting up a time with Chris?
Thanks!

lacob Frey
City Council Member, Ward 3



612-673-2203
https://www.facebook.com/jacob.frey

From: Chris Wilson [mailto:chris.wilson@ppl-inc.org]
Sent: Friday, May 23, 2014 10:11 AM

To: Frey, Jacob

Cc: gellis@riverton.org; Mary Novak; 'Cordelia Pierson'
Subject: RE: Riverton Community Housing

Dear Council Member Frey:

As our submission to Planning for the July 14th Planning Commission meeting will be happening next Friday, I
wanted to take a moment to catch you up on our project. Please find attached our submission to the
neighborhood association earlier this month. We met with the Land Use Committee late last year to discuss the
project in its early stages and had originally planned to get on the agenda in March to update the group.
However, the Committee had a full agenda that month, so we ended up presenting in April. At that meetin g, the
Committee voted "not to support the project without some retail." At our request, the Board did not act on that
recommendation. We added a 1300+ square foot retail space on the first floor (drawings attached) and re-
presented the project to the Land Use Committee in May. At that meeting, no recommendation was made and
the project was discussed at the Board meeting, which you attended, earlier this week. No action was taken by
the Board, so we are planning to present to the Land Use Committee again on June 10th. We are working right
now to schedule a meeting with Cordelia Pierson, Hung Russell (a Land Use Committee and new Board
member), and Pierre Willette (University of Minnesota Foundation) prior to our submission and the June 10th
Land Use Committee meeting.

We have also met twice with Hilary Dvorak from Planning and discussed the project with her on the phone as
well. On her advice, we have made several adjustments to the project. As the project will be in front of the

Council fairly soon, we would very much appreciate the opportunity to meet with you and discuss the project in
more detail. Thanks very much.

Chris

From: Frey, Jacob [mailto:Jacob.Frey@minneapolismn.gov]
Sent: Thursday, March 27, 2014 3:10 PM

To: Chris Wilson

Cc: gellis@riverton.org; Mary Novak

Subject: RE: Riverton Community Housing

Thank you for providing the information, Chris. Much appreciated. I will review and will be in touch shortly.

Jacob Frey

City Council Member, Ward 3
612-673-2203
https://www.lacebook.com/jacob.frey

-----Original Message-----
From: Chris Wilson [mailto:chris.wilson@ppl-inc.org]
Sent: Thursday, March 27, 2014 10:27 AM




To: Frey, Jacob
Cc: gellis@riverton.org; Mary Novak
Subject: Riverton Community Housing

Dear Council Member Frey:

Please allow me to "e-introduce” myself. My name is Chris Wilson. I work in real estate development for
Project for Pride in Living, a local non-profit agency. A colleague of mine, Mary Novak, and [ are working with
Gary Ellis at Riverton Community Housing on the development of a new student co-op. It is to be located at the
corner of 13th Avenue and 4th Street SE, adjacent to the Chateau, which is one of their other properties, and
across the street from the library and the "Library." The proposed project is to have 67 units, most of which are
smaller (1- and 2-bedroom). Many of Riverton's tenants are either foreign students or graduate students and we
feel that mix will be found in the new building as well.

We met with the Marcy Holmes Housing Committee last year to get feedback as we began the desi gn and a
number of their suggestions were incorporated. Gary and I are meeting with Cordelia Pierson later today and we
are planning to meet with the Housing Committee in a couple of weeks. We have been going through the City's
process as well. We met with Haila Maze from Planning and our project has been assigned to Hilary Dvorak.
We've met with her and continue to be in contact via e-mail and phone. Our intention is to submit drawings to
the Committee of the Whole next month and meet with that group in early May followed by the Planning
Commission. Ultimately, we'd like to begin construction in August.

[ spoke with Heidi from your office on Monday and she recommended that we send drawings of the
development. They are attached. They are somewhat preliminary, but we don't anticipate varying from them
dramatically. We would like to meet, even if briefly, to discuss the project with you, but understand that there's
a lot happening in the ward and that it may be difficult to get on your calendar for a while. At any rate, we
wanted to let you know what we were up to, so that it won't come as a surprise. Please feel free to contact me if
you would like additional information or have questions or comments. Thanks.

Chris

Chris Wilson

Project for Pride in Living

1035 East Franklin Avenue

Minneapolis, MN 55404

612-455-5216
chris.wilson(@ppl-inc.org<mailto:chris.wilson@ppl-inc.org>

This email has been scanned for email related threats and delivered safely by Mimecast.
For more information please visit hitp://www.mimecast.ccm

This email has been scanned for emaii related threats and delivered safely by Mimecast.
For more information please visit http://www.mimecast.com




6/10/14

Helping people | help themselves

RE: 66 units of New Construction Apartments and 2,365 sq. ft of Retail Space at 1227 4% St. SE

Dear Members of Marcy Holmes Neighborhood Land Use Committee:

As you know Project for Pride in Living, Inc. (PPL) is the Owner’s Representative for Riverton Community
Housing and they are moving forward with a 66-unit apartment building with 2.365 sq. ft. of retail space
on the corner of 1227 4" St. SE. The proposed six-story project will replace an existing 2.5 story building
(16 units) with a 6-story student housing cooperative, including 115 bedrooms, ground floor commercial
and outdoor seating, a resident courtyard, bike storage, fitness center, study lounges, common rooms
and 30 below-ground vehicle parking stalls.

The project seeks the following approvals from the planning commission for the development:

Rezoning the 1227 4™ St. property from a R5 parcel to OR3; the site will be replatted, and a
new boundary line will be drawn in between the Chateau and the property.

The setback variances include reducing setbacks from 20’ to 6'-1” along 4" Street, 24’ to
5’-11" on 4" Street, and and 15’ to 12’-5” (7'-5” at basement level) at the interior property
line. Note, the setbacks are based on existing adjacent properties.

Variance of the minimum parking requirement from 0.5 spaces per bedroom or 1 space per
unit to 0.25 spaces per bedroom and 0.5 spaces per unit. This calculation assumes 6 stalls
would be required for a restaurant use.

Variance to increase the retail space allowed in an OR3 classification. OR3 allows a
maximum of 2,000 square feet of retail and the proposed building shows 2,365 square feet.
Variance to increase the height of our property signage. The City Code currently allows for
the top of sign at 14 feet, and the building proposal indicates the top of signage at 16 feet
above the adjacent grade.

As a result of the Chateau parcel being re-sized, a floor area variance is requested to go from
a 3.5 to a 5.0 on the existing building and new lot. No work is proposed to the Chateau as
part of this project.

We recently found out about the variance for the increased retail space and site sign from our City
Planner. We wanted to inform you of the entire list of variances and zoning changes to keep you up to
date on this development. Please contact me at 612-455-5100 with any questions.

Chris
PPL Director of Housing Development

;:f,"n;m:slfli. Housing Employment & Job Training Human Service

Project for Pride in Living o 1035 East Franklin Avenue, Minneapolis, MN 55404 o 612-455-5100 » Fax 612-455-5101 o wiew.ppl-inc.org e ppl@ppl-i ne.org
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