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Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 425 13th Avenue Southeast 
Project Name:  Riverton Community Housing - Chateau 
Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 
Applicant:  Gary Ellis with Riverton Community Housing 

Project Contact:   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 (4th 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 

  

CPC Agenda Item #9 
July 14, 2014 

BZZ-6610 

mailto:Hilary.Dvorak@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-086915.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-123482.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-123484.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in southeast Minneapolis on 
the corner of 13th Avenue Southeast and 5th Street Southeast. The site is occupied by the Chateau 
building which is an existing 18-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 13th 
Avenue Southeast and the adjacent Riverton building located at 1227 4th Street Southeast. The applicant 
is proposing to demolish the existing 16-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 

VARIANCE 
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: 
 

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. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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The applicant owns the existing Chateau property and the adjacent existing Riverton property. 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. 

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 114 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 13th Avenue Southeast. 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site layout plan 
4. Survey 
5. Preliminary and final plat 
6. Site plan 
7. Floor plans 
8. Photos 
9. Correspondence 
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