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Applicant:
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Becca Farrar-Hughes, Senior City Planner, (612) 673-3594

Kraus Anderson, (612) 332-728I

Pope Architects, (651) 642-9200

To construct a 4-story office building and associated underground and surface
parking on a full city block in Downtown.

Conditional Use
Permit

To allow an accessory parking lot in the DP Overlay District.

Variance Of the minimum FAR requirement in the B4N District from 2.0 to .73.
Variance To allow an accessory parking lot to exceed 20 spaces.
Of the parking maximum based on the gross square footage of the proposed
Variance building from 80 to 206 spaces (45 underground and 161 surface parking
stalls).
Variance To allow two of the proposed wall signs to exceed the maximum height
permitted in the B4N District of 28 feet.
Variance Of the mechanical screening requirement for rooftop mechanical units.

Site Plan Review

To allow for the construction of a new 4-story, approximately 80,000 square
foot office building with 161 surface parking stalls on a full city block. The
property is zoned B4N (Downtown Neighborhood) District and is located in
the DP (Downtown Parking) Overlay District.

Preliminary and
Final Plat

Consolidate the underlying platted lots into three lots.

SITE DATA

Existing Zoning

B4N District
DP Overlay District

Lot Area 109,730 square feet / 2.52 acres
Ward(s) 7
Neighborhood(s) Elliot Park Neighborhood, Inc., (EPNI); adjacent to Downtown Minneapolis

Neighborhood Association (DMNA)

Designated Future
Land Use

Commercial

Land Use Features

The property is within the boundaries of Downtown Minneapolis, an Activity
Center and designated Growth Center.

Small Area Plan(s)

Downtown East / North Loop Master Plan; Elliot Park Neishborhood Master

Plan

Date Application Deemed Complete

August 21, 2014 Date Extension Letter Sent N/A

End of 60-Day Decision Period

October 20, 2014 End of 120-Day Decision Period | N/A
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BACKGROUND

SITE DESCRIPTION AND PRESENT USE. The site consists of a two-story, approximately
38,703 square foot office building constructed in 1974 and the remainder consists of a 297 space
accessory (|12 spaces) and commercial surface parking lot (185 spaces). The property is considered one
zoning lot for the purposes of the redevelopment.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The properties surrounding the site
have downtown zoning designations predominantly including B4N and B4-1. The uses within the area
are varied and include commercial, office and residential uses.

PROJECT DESCRIPTION. Kraus Anderson is proposing to consolidate its Twin Cities operations in
a new 4-story, approximately 80,000 square foot office building. The building would be LEED-certified
and contain office workspace for 250 to 270 employees, conference rooms, a training center, a cafeteria,
a fitness area and a total of 206 off-street parking spaces (45 underground parking spaces and 161
surface parking spaces). The property is zoned B4N (Downtown Neighborhood) District and is located
in the DP (Downtown Parking) Overlay District.

The existing Kraus Anderson facility (which consists of a two-story building, and the remainder of the
block a 297 space surface parking lot — with |12 surface parking spaces reserved for a total of 104 Kraus
Anderson employees that travel to the site daily), located at 525 8t Street South, would remain in use
until the new building is constructed should the proposal be approved. Once the new facility is
occupied, the existing building would be demolished for additional surface parking. The applicant has
stated that they do intend to pursue development on the remainder of the lot but no detail, other than
renderings, on potential future phases has been included as part of this application.

The exterior materials proposed on the new building include brick, manufactured stone, zinc, metal
panel and a combination of spandrel and vision glass. The fenestration would be shaded by vertical fins
on the west and north elevations and horizontal overhangs on the south and west elevations.

The applicant attended the May 22, 2014, City Planning Commission Committee of the Whole meeting
and made the following adjustments to the plans:

e The applicant reduced the overall parking count from 242 spaces to 206 spaces; the
underground parking was reduced from 48 to 45 spaces and the proposed surface parking was
reduced from 194 to 161. The majority of the surface parking that was removed in this proposal
was located on the southwest corner of the site (at the intersection of 9t Street South and 5t
Avenue South) where the stormwater management area is proposed.

e The applicant shifted the principal entrance of the building closer to the street; however, the
location of the entrance is still in the same proposed vicinity.

The applicant attended the August 28, 2014, City Planning Commission Committee of the Whole
meeting and made no other alterations based on the feedback attained at that meeting.

Based on the proposal, a CUP is required to allow parking in the DP Overlay District, as are several
variances including: (1) a variance of the minimum FAR requirement in the B4N District from 2.0 to .73;
(2) a variance to allow an accessory parking lot to exceed 20 spaces; (3) a variance of the parking
maximum based on the gross square footage of the proposed building from 80 to 206 spaces (45
underground and 161 surface parking stalls); (4) a variance to allow a proposed wall sign to exceed the
maximum height permitted in the B4N District of 28 feet; and (5) a variance of the mechanical screening
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requirement for rooftop mechanical units. Site plan review, as well as a preliminary and final plat have
also been submitted for the proposed development.

PUBLIC COMMENTS. Staff has not received official correspondence from the Elliot Park
Neighborhood prior to the printing of this report; however, the applicant provided a copy of a letter
received from EPNI based on the initial concept from April of 2014. Correspondence received has been
attached and any additional 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
CUP to allow parking in the DP Overlay District based on the following findings:

I.  The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger
the public health, safety, comfort or general welfare.

It is Staff's position that with the redevelopment of the block, allowing an accessory surface parking
lot with a total of 161 surface stalls on the premises to serve the development would be detrimental
to and endanger the public health, safety, comfort or general welfare. The site currently consists of
a two story building with a 297 space accessory (|12 spaces) and commercial surface parking lot
(185 spaces). An oversized surface parking lot in combination with an undersized office building
results in the underdevelopment of a full city block in Downtown. Staff has presented numerous
options to the applicant to address the cumulative issues that have been created as a result of the
proposal including reducing the overall parking provided on site, increasing the floor plate of the
proposed underground parking, constructing multiple levels of underground parking to serve the
development, or pursuing an Interim Use Permit for the proposed parking lot. In addition, the DP
Overlay District limits accessory parking lots to 20 spaces. As previously noted, 161 surface parking
stalls are proposed (45 underground spaces are also proposed). The allowance of an expansive
surface parking lot is an ongoing barrier to redevelopment. As indicated in the Minneapolis East
Downtown Parking Lot Study commissioned by CPED in 2013, “Today, surface parking lots dominate
the area leaving it largely underutilized and unattractive to other investment.” The introduction and
expansion of LRT, the new Vikings Stadium and Ryan Company’s multi-block development create
new opportunity in Downtown East.

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.

This property is located on a full city block in Downtown Minneapolis. The continued existence of a
large surface parking lot on the premises would be injurious to the use and enjoyment of other
property in the vicinity, and would impede on possible future development as the development is
not consistent with adopted city policies that call for higher density development and the restriction
of the establishment or expansion of surface parking lots while not exceeding maximum off-street
parking standards in the downtown area. The adopted small area plans for the area further identify
the proliferation of surface parking lots in the neighborhood as an ongoing barrier to redevelopment
and repeatedly acknowledge the significance of parking lot recovery in order to reclaim these
properties for housing and infill development. Allowing the property to be redeveloped in a manner
that allows for the reestablishment of a large amount of surface parking is inconsistent with the
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visions outlined in the applicable small area plans as well as the City’s comprehensive plan. Further
as outlined in the Minneapolis East Downtown Parking Lot Study commissioned by CPED in 2013,
developers perceive the blocks that are lined by virtually uninterrupted areas of surface and
structured parking along 4th Avenue and 5th Avenues as barriers to redevelopment as they
physically separate East Downtown from the central business district (CBD).

Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be
provided.

Currently there are six curb cuts that serve the property. Two located off of 8th Street South, one
off of 5t Avenue South, one off of 9t Street South and two off of Portland Avenue South. The
applicant is proposing a total of four curb cuts; one off of each public street. The Public Works
Department has reviewed the preliminary plan and will review the final plan for compliance with
standards related to access and circulation, drainage, and sewer/water connections. The applicant
would be required to work closely with the Public Works Department, the Plan Review Section of
CPED and the various utility companies during the duration of the development should the plan be
approved. This would be required to ensure that all procedures are followed in order to comply
with City and other applicable requirements.

Adequate measures have been or will be taken to minimize traffic congestion in the public streets.

The applicant has not taken adequate measures to minimize traffic congestion in the public streets as
excessive parking that exceeds the maximum allowed for the use is provided for the employees of
the proposed facility. The applicant proposes more than twice as much accessory parking as allowed
by the zoning ordinance, which would facilitate the use of single-occupant vehicles, conflicting with
the City’s transportation goals. Chapter 541, Off-Street Parking and Loading would require no
parking for the project given the location of the property in Downtown, the B4N zoning that applies
to the site and the fact that the property is located in the DP Overlay District.

The conditional use is consistent with the applicable policies of the comprehensive plan.

In The Minneapolis Plan for Sustainable Growth, the future land use designation of this block is mixed
use. The property is also located within the Downtown Growth Center and all of Downtown is
considered an Activity Center. Downtown Minneapolis is the hub of the regional transit system and
is a workplace for nearly 150,000 people. Mixed use allows for mixed use development, including
mixed use with residential and may include either a mix of retail, office or residential uses within a
building or within a district. There is no requirement that every building be mixed use. Specific to
the Downtown Growth Center, the plan states: “As the physical and economic center of the city,
Downtown is a logical place for a concentration of employment, housing, and other complementary
uses. The land use pattern strengthens the concentrated office core with surrounding
entertainment, cultural, and residential development. High intensity uses are encouraged to make
the best use of the premium location and to strengthen the city’s core.” Activity Centers have a mix
of uses with citywide and regional draw. The uses are typically high intensity and include
employment, commercial, office, and residential uses. Activity centers can accommodate high
density (50-120 du/acre) and very high density (120-200 du/acre) residential developments that are
dependent on the surrounding context. The following policies and implementation steps of The
Minneapolis Plan for Sustainable Growth apply to this proposal to construct a 4-story office building
and a large surface parking lot on a full city block in Downtown:

Land Use Policy I.lI states: “Establish land use regulations to achieve the highest possible
development standards, enhance the environment, protect public health, support a vital mix of land
uses, and promote flexible approaches to carry out the comprehensive plan.” This policy includes
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the following applicable implementation steps: (1.1.4) “Support context-sensitive regulations for
development and land use, such as overlay districts, in order to promote additional land use
objectives”; and (1.1.5) “Ensure that land use regulations continue to promote development that is
compatible with nearby properties, neighborhood character, and natural features; minimizes
pedestrian and vehicular conflict; promotes street life and activity; reinforces public spaces; and
visually enhances development.”

Land Use Policy 1.2 states: “Ensure appropriate transitions between uses with different size, scale,
and intensity.” This policy includes the following applicable implementation step: (1.2.1) “Promote
quality design in new development, as well as building orientation, scale, massing, buffering, and
setbacks that are appropriate with the context of the surrounding area.”

Land Use Policy 1.3 states: “Ensure that development plans incorporate appropriate transportation
access and facilities, particularly for bicycle, pedestrian, and transit.” This policy includes the
following applicable implementation steps: (1.3.1) “Require safe, convenient, and direct pedestrian
connections between principal building entrances and the public right-of-way in all new development
and, where practical, in conjunction with renovation and expansion of existing buildings”; (1.3.2)
“Ensure the provision of high quality transit, bicycle, and pedestrian access to and within designated
land use features; and (1.3.3) “Encourage above-ground structured parking facilities to incorporate
development that provides active uses on the ground floor.”

Land Use Policy 1.4 states: “Develop and maintain strong and successful commercial and mixed use
areas with a wide range of character and functions to serve the needs of current and future users”;
and (1.4.4) “Continue to encourage principles of traditional urban design including site layout that
screens off-street parking and loading, buildings that reinforce the street wall, principal entrances

9

that face the public sidewalks, and windows that provide “eyes on the street”.

Land Use Policy 1.12 states: “Support Activity Centers by preserving the mix and intensity of land
uses and by enhancing the design features that give each center its unique urban character. This
policy includes the following applicable implementation step: (1.12.3) “Encourage active uses on the
ground floor of buildings in Activity Centers”; (1.12.4) “Discourage uses that diminish the transit and
pedestrian character of Activity Centers, such as automobile services, surface parking lots, and
drive-through facilities; and (1.12.6) “Encourage the development of high- to very-high density
housing within the boundaries of Activity Centers.”

Land Use Policy 1.13 states: “Support high density development near transit stations in ways that
encourage transit use and contribute to interesting and vibrant places.” This policy includes the
following applicable implementation steps: (1.13.3) “Discourage uses that diminish the transit and
pedestrian character of areas around transit stations, such as automobile services, surface parking
lots, and drive-through facilities; and (I.13.4) “Encourage architectural design, building massing and
site plans to create or improve public and semi-public spaces near the station”; and (1.13.5)
“Concentrate highest densities and mixed use development adjacent to the transit station and along
connecting corridors served by bus.”

Land Use Policy 1.15 states: “Support development of Growth Centers as locations for
concentration of jobs and housing, and supporting services.” This policy includes the following
applicable implementation steps: (1.15.2) “Support the intensification of jobs in Growth Centers
through employment generating development”; (1.15.3) “Encourage the development of high- to
very high-density housing within Growth Centers.”
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Approval of the CUP would enable the applicant to cover nearly 80% of the lot with surface parking
and with no requirement that future development displace the proposed parking that is incompatible
with adopted policies specific to downtown as well as those across the entire City. Effective parking
management is an important strategy in a multi-modal transportation system. Excessive parking can
promote automobile usage and traffic congestion, create pedestrian unfriendly environments, and
damage the traditional urban character of an area. The following policies apply to this specific
proposal:

Transportation Policy 2.6 states: “Manage the role and impact of automobiles in a multi-modal
transportation system.” This policy includes the following applicable implementation steps: (2.6.1)
“Encourage the implementation of Travel Demand Management (TDM) plans and programs that
identify opportunities for reducing the generation of new vehicle trips from large developments;
(2.6.3) “Implement strategies, such as preferential and discounted parking for low-emitting fuel
efficient vehicles, car- and vanpooling, low-emitting fuel efficient taxi services, and car sharing
programs, that increase vehicle occupancy and reduce the number of single occupancy vehicles.

Transportation Policy 2.8 states, “Balance the demand for parking with objectives for improving the
environment for transit, walking and bicycling, while supporting the city’s business community.” This
policy includes the following applicable implementation steps: (2.8.2) “Design and implement
incentives for shared parking and on-site car sharing programs, as well as carpooling and
vanpooling”; (2.8.5) “Continue to prohibit new commercial surface parking lots and to restrict the
size of accessory surface parking lots in Downtown”; (2.8.7) “Promote transit, walking, and biking as
safe and comfortable transportation alternatives through reduced parking requirements,
encouragement of employee transit incentive programs, and improved facilities”; (2.8.8) “Encourage
employers to offer economic incentives that support transit use, such as providing employee
transportation allowances as alternatives to free parking.”

Transportation Policy 2.10 states: “Support the development of a multi-modal Downtown
transportation system that encourages an increasingly dense and vibrant regional center.” This
policy includes the following applicable implementation steps: (2.10.4) “Improve the pedestrian
environment Downtown to ensure it is a safe, enjoyable, and accessible place to walk. Encourage
strategies such as wider sidewalks for pedestrian movement, trees, landscaping, street furniture,
improved transit facilities, additional bicycle facilities, and on-street parking and other curbside uses;
and (2.10.8) “Manage the growth of the parking supply consistent with objectives for transit, walking
and bicycling.”

Economic Development Policy 4.1 states: “Support private sector growth to maintain a healthy,
diverse economy.”

Economic Development Policy 4.2 states: “Promote business start-ups, retention and expansion to
bolster the existing economic base.”

Economic Development Policy 4.12: “Downtown will continue to be the economic engine of the
Upper Midwest region by strengthening its employment core.”

Urban Design Policy 10.I states: “Promote building designs and heights that enhance and
complement the image and form of the Downtown skyline, provide transition to the edges of
Downtown and protect the scale and quality in areas of distinctive physical or historical character.”
This policy includes the following applicable implementation step: (10.1.1) “Concentrate the tallest
buildings in the Downtown core”.
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Urban Design Policy 10.2 states: “Integrate pedestrian scale design features into Downtown site and
building designs and infrastructure improvements.” This policy includes the following applicable
implementation steps: (10.2.1) “The ground floor of buildings should be occupied by active uses with
direct connections to the sidewalk”; (10.2.2) “The street level of buildings should have windows to
allow for clear views into and out of the building”; and (10.2.3) “Ensure that buildings incorporate
design elements that eliminate long stretches of blank, inactive building walls such as windows, green
walls, architectural details, and murals”.

Urban Design Policy 10.18 states: “Reduce the visual impact of automobile parking facilities.” This
policy includes the following applicable implementation steps: (10.18.1) “Require that parking lots
meet or exceed the landscaping and screening requirements of the zoning code, especially along
transit corridors, adjacent to residential areas, and areas of transition between land uses”; (10.18.2)
“Parking lots should maintain the existing street face in developed areas and establish them in
undeveloped areas through the use of fencing, walls, landscaping or a combination thereof along
property lines”; (10.18.3) “Locate parking lots to the rear or interior of the site”; (10.18.4) “Provide
walkways within parking lots in order to guide pedestrians through the site”; (10.18.17) “Minimize
the width of ingress and egress lanes along the public right of way in order to provide safe
pedestrian access across large driveways”; (10.18.18) “Encourage appropriate land uses to share
parking lots to reduce the size and visual impact of parking facilities.”

Urban Design Policy 10.19 states: “Landscaping is encouraged in order to complement the scale of
the site and its surroundings, enhance the built environment, create and define public and private
spaces, buffer and screen, incorporate crime prevention principles, and provide shade, aesthetic
appeal, and environmental benefits.”

The proposal is in conformance with a few of the above noted policies and implementation steps of
the Comprehensive Plan; however, it is overwhelmingly not in compliance with the majority of
those identified. While the construction of a new office building could result in the addition of
approximately |50 employees from Kraus Anderson’s other suburban locations, which supports the
Economic Development policies regarding the support and retention of business in a downtown
setting, the proposal ignores the majority of the comprehensive policies put in place regarding the
underdevelopment of the site, lack of density and the fact that the majority of the site consists of a
large surface parking lot.

There are two additional plans that must be considered when evaluating the proposal; the Elliot Park
Neighborhood Master Plan, which was approved in 2003, and the Downtown East/North Loop Master
Plan, which was also approved in 2003.

The Elliot Park Neighborhood Master Plan identifies several priority project areas; the subject parcel is
located in overlapping districts denoted as the Historic 9t Street District and the Downtown
District and within the Historic 9t Street Priority Project Area. The plan acknowledges repeatedly
that the neighborhood has a reservoir/large percentage of land dedicated to surface parking lots and
notes the significance of parking lot recovery in order to reclaim these properties for housing and
infill development as important elements of the neighborhood’s vision.

The design guidelines in the plan address the following categories for the overall neighborhood: (1)
Site development: New development will continue to include a mix of uses and new development
will blend in with and enhance existing neighborhood uses, amenities, landmarks and character.
Buildings should be located close to the street matching existing setbacks where appropriate; (2)
Architecture: Scale, massing, proportion and orientation, etc.; (3) Parking: To meet long range plans
for the neighborhood, parking strategies must provide an appropriate balance of on-street, small
surface lot and structured parking solutions; (4) Transit: mass transit, pedestrian and bicycle.
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As previously noted, the subject property is located in overlapping districts. The Downtown
District is considered the transition zone between the mid to high rise buildings in downtown and
the three to four story buildings in the neighborhood. The recommended scale for the site along 8t
Street is 6 stories (12 to |16 north of 8t Street), recommended land use is primarily office, as well as
mixed-use development with retail at the first floor and residential above, as well as increased use of
below grade and structured parking and the elimination of surface parking.

The Historic 9t Street District is located along 9t Street and is the transition between downtown
architecture and traditional single-family blocks. Housing in this location along 9t Street should be
two to five stories to blend with the existing historic buildings, recommended land use is primarily
residential with limited commercial and storefront office on the first floor, promote strategies for
shared parking, small dispersed surface lots and new housing should provide underground or hidden
off-street parking.

The Downtown East/North Loop Master Plan locates the property within the Development Precinct 1:
Elliot Park West. The plan calls for mixed use development that includes office and commercial uses
on the north half of the subject block along 8t Street that is 5 to |3 floors in height and the south
half of the block along 9t Street calls for mixed use development with residential uses from | to 4
floors. Generally, the plan states that medium density, mixed use projects are appropriate in the
northern reaches of the precinct in order to create a transitional step down zone between the
height intensity character of the Downtown Core and the low-intensity setting of the historic
district.

It is CPED Staff's position that the proposal to construct a 4-story, approximately 80,000 square
foot office building on the block with the remainder of the parcel dedicated to a surface parking lot
is inconsistent with both adopted policy documents as discussed above.

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/zoning applications are approved, the proposal would comply with the
applicable provisions of the B4N District.

The Department of Community Planning and Economic Development has analyzed the following
variance applications: (a) variance of the minimum FAR requirement in the B4N District from 2.0 to .73;
(b) variance to allow an accessory parking lot to exceed 20 spaces; (3) variance of the parking maximum
based on the gross square footage of the proposed building from 80 to 206 spaces (45 underground and
161 surface parking stalls); (c) variance to allow two of the proposed wall signs to exceed the maximum
height permitted in the B4N District of 28 feet; and (d) variance of the mechanical screening
requirement for rooftop mechanical units, 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.

a. Minimum FAR from 2.0 to .73: The project site consists of a full city block that totals
109,730 square feet or approximately 2.52 acres. With a minimum FAR of 2.0 in the B4N
District (a Downtown Neighborhood District zoning designation established to provide an
environment that promotes the development of higher density neighborhoods surrounding
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the Downtown office core), the lot would need to accommodate a two-story building
covering the entire parcel or a building or buildings totaling 219,460 square feet in order to
meet this minimum standard. The applicant is proposing a 4-story, approximately 80,000
square foot building on the entire block or an FAR of .73. While the applicant proposes to
subdivide the property into three parcels (Lot |: 56,500 square feet, Lot 2: 31,289 square
feet, and Lot 3: 21,832 square feet) even with this subdivision, and with the idea that they
may pursue development on the remainder of the block, the subject development would
not meet the minimum of FAR on the proposed lot (Lot |), upon which the building would
be placed. To meet the minimum FAR of the proposed lot which would total 56,500 square
feet, the proposed building would need to be 113,000 square feet in size or approximately
33,000 square feet larger. Utilizing the current footprint of approximately 20,180 square
feet, the building would need to be increased by an additional story and a half resulting in a
6-story structure. The circumstances are not unique, are created by the property
owner/developer and practical difficulties do not exist in complying with the ordinance. The
development site is a fully city block in Downtown Minneapolis. Allowing a new undersized
office building that is accompanied by a large surface parking lot that covers approximately
80% of the block in an area of the City that has historically been impacted by lack of
investment due to the proliferation of surface parking lots does not meet adopted City
policies. Further, allowing the development in its current form, with no ability to require
future development, but instead provide a parking space for 70-80% of the employees that
they intend to employ at the facility will result in no incentive for further development.

To allow an accessory parking lot to exceed 20 spaces: The subject property is located
in the DP Overlay District. The DP Overlay District allows accessory parking lots as a
conditional use but limits the number of accessory parking stalls to 20 spaces; commercial
parking lots are prohibited. The applicant is proposing a total of 16| accessory surface
parking stalls to serve the new office building in addition to 45 spaces underground. The
site currently consists of a two-story building 38,703 square foot office building with an
approximately 13,000 square foot footprint and the remainder consists of a 297 space
accessory (112 spaces) and commercial surface parking lot (185 spaces). To continue to
allow accessory parking that far exceeds what the DP Overlay District allows is contrary to
the vision for Downtown and to all of the adopted city policies put in place to reverse a
dominant land use in the broader neighborhood.

Parking maximum from 80 spaces to 206 spaces: The applicant proposes to increase the
maximum allowable parking count for an approximately 80,000 square foot building from 80
spaces to 206 spaces. There is no minimum parking requirement for uses in Downtown.
The maximum parking requirement is based on | parking space per 1,000 square feet of
gross floor area. The applicant proposes to provide a total of 206 spaces, 45 spaces below
grade and 161 spaces within a surface parking lot that covers the remainder of the block.
The circumstances are not unique as the applicant controls an entire city block and is
constructing an office building in Downtown Minneapolis with a footprint that covers
approximately 18% of the lot area and further electing to provide a parking stall for a
minimum of 75% of the employees at the high end and over 82% at the low end of total
projected employees on site.  Opportunity exists to construct multiple levels of
underground parking or to construct a singular level underneath more of the parking lot,
not just underneath the building. Adopted City policies discourage excessive parking,
especially surface parking that the City would legitimize by approving the associated
applications that are needed to construct the site as proposed.
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Height of wall signs: The applicant proposes to install a total of 3 wall signs and one
freestanding sign on the premises. One of the proposed wall signs requires a variance to
exceed the maximum height allowed for a wall sign in the B4N District of 28 feet. The
applicant proposes to install a sign at approximately 65 feet above grade on the west
elevation of the building. Practical difficulties do not exist in complying with the ordinance.
The applicant has sufficient opportunities for signage on the site and on the building.

Mechanical screening for rooftop units: The applicant is proposing to install two large
mechanical units on the roof that are || feet (8 foot tall units on a 3 foot curb) tall by 40
feet in length. The applicant contends that the units are “self-screened” and less obtrusive
unscreened but then state that they are virtually concealed given the height of the building
parapets. The circumstances are not unique, they are created by the property
owner/developer and practical difficulties do not exist in complying with the ordinance.
Given the minimal height of the proposed structure, the units will be visible from taller
buildings as well as from various vantage points on the public street, and it further
establishes a poor precedent for other projects in and outside of downtown moving
forward.

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.

a. Minimum FAR from 2.0 to .73: The proposal to construct an undersized 4-story building

totaling approximately 80,000 square feet on a full city block in Downtown Minneapolis is
unreasonable and would not be in keeping with the spirit and intent of the ordinance and
the comprehensive plan. The building is undersized and the result is an underdevelopment
of the entire block with the associated surface parking lot covering approximately 80% of
the site. The subject parcel is zoned B4N with the DP Overlay District. It is important to
note that the B4N District was established with a great deal of flexibility to allow
development with urban intensity; no minimum parking requirement and no maximum FAR,
with |0 stories allowed as-of-right. Staff acknowledges that market conditions do not
always support maxing out every property with B4N zoning, but there is a major
opportunity cost to developing downtown property with lower intensity development. The
proposal is inconsistent with adopted city policies and the precedent it sets is unacceptable
regardless of whether it is in a downtown setting or in a location outside of downtown.

To allow an accessory parking lot to exceed 20 spaces: The regulations that have
been established in an effort to direct redevelopment in Downtown Minneapolis have been
deliberate. Limiting accessory parking lots to 20 spaces was done in order to allow uses to
have small dispersed lots when appropriate throughout Downtown, not large accessory
parking lots to serve the majority of the employees within an office building and at the
expense of the City as a whole. Regardless of whether there is a large existing surface
parking lot on the premises currently, policies have been adopted by the City that are meant
to prevent this type of site redevelopment. The proposal is inconsistent with adopted city
policies and the precedent it sets is unacceptable regardless of whether it is in a downtown
setting or in a location outside of downtown. Allowing 161 accessory surface parking stalls
is unreasonable and would not be in keeping with the spirit and intent of the ordinance and
the comprehensive plan.
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Parking maximum from 80 spaces to 206 spaces: The proposal to allow an increase
in the maximum number of allowable parking spaces, on a property in which there is no
parking requirement, from 80 spaces to 206 spaces is unreasonable and would not be in
keeping with the spirit and intent of the ordinance and the comprehensive plan. Downtown
Minneapolis is well-served by transit and allowing such a large amount of parking that is
primarily surface parking on a full city block undermines adopted policies and the standards
that all other sites are also subject to in Downtown. In addition, the proposal is
inconsistent with adopted city policies and the precedent it sets is unacceptable regardless
of whether it is in a downtown setting or in a location outside of downtown.

Height of walls signs: The applicant proposes to install one wall sign at a height that
exceeds the maximum height allowed for a wall sign in the B4N District of 28 feet. The
applicant proposes to install a sign at approximately 65 feet above grade on the west
elevation of the building. The applicant has sufficient opportunities for signage on the site
and on the building. The request would not be in keeping with the spirit and intent of the
ordinance and the comprehensive plan.

Mechanical screening for rooftop units: Allowing two large mechanical units with
dimensions that are similar to a large school bus at a total of || feet in height (8 foot tall
units on a 3 foot curb) and 40 feet in length on top of roof in Downtown Minneapolis with
no screening is unreasonable and would not be in keeping with the spirit and intent of the
ordinance and the comprehensive plan. Given the minimal height of the proposed structure,
the large mechanical units will be visible from taller buildings as well as from various vantage
points on the public street. The precedent of allowing unscreened rooftop mechanical units
is unacceptable regardless of whether it is in a downtown setting or in a location outside of
downtown.

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.

a.

Minimum FAR from 2.0 to .73: The proposal to allow a building on a full city block that
is unable to meet a minimum FAR requirement of 2.0 thus resulting in an underdevelopment
of the parcel would have adverse impacts on the essential character of the locality and be
injurious to the use and enjoyment of other property in the vicinity as well as detrimental to
the health, safety, or welfare of the general public and of those utilizing the property/nearby
properties. All other site redevelopments in downtown are subject to these requirements.
With significant redevelopment and investment occurring in the broader neighborhood,
allowing a redevelopment that is inconsistent with the adopted vision and policies for the
area has the potential for significant adverse effects with long term precedent setting
concerns.

To allow an accessory parking lot to exceed 20 spaces: The proposal to allow an
accessory parking lot (even though it complies with some of the landscaping and screening
standards) in the DP Overlay District for the new office building to provide over 8 times the
amount of parking at 161 surface parking stalls would have adverse impacts on the essential
character of the locality and be injurious to the use and enjoyment of other property in the
vicinity as well as detrimental to the health, safety, or welfare of the general public and of
those utilizing the property/nearby properties. All other site redevelopments in downtown
are subject to these requirements. With significant redevelopment and investment
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occurring in the broader neighborhood, allowing a redevelopment that is inconsistent with
the adopted vision and policies for the area has the potential for significant adverse effects
with long term precedent setting concerns.

Parking maximum from 80 spaces to 206 spaces: The proposal to allow an increase
in the maximum number of parking stalls allowed from 80 spaces to 206 spaces, more than
2.5 times the maximum number allowed would have adverse impacts on the essential
character of the locality and be injurious to the use and enjoyment of other property in the
vicinity as well as detrimental to the health, safety, or welfare of the general public and of
those utilizing the property/nearby properties. The proposal is a missed opportunity for the
neighborhood and the City by proliferating the underutilization of a downtown property.
With significant redevelopment and investment occurring in the broader neighborhood,
allowing a redevelopment that is inconsistent with the adopted vision and policies for the
area has the potential for significant adverse effects with long term precedent setting
concerns.

Height of wall signs: The proposal to allow a single wall sign to be installed at a height
approximately 65 feet above grade or approximately 37 feet taller than the maximum of 28
feet allowed in the B4N District, would likely not adversely alter the essential character of
the locality or be injurious to the use or enjoyment of other property in the vicinity, nor
would it be detrimental to the health, safety, or welfare of the general public or of those
utilizing the property or nearby properties. However, given that the development is not
supportable, the signage variance is moot.

Mechanical screening for rooftop units: The proposal to allow large unscreened
mechanical units on the roof of an undersized office building in Downtown Minneapolis
would have adverse impacts on the essential character of the locality and be injurious to the
use and enjoyment of other property in the vicinity as well as detrimental to the health,
safety, or welfare of the general public and of those utilizing the property/nearby properties.
Additionally, it is a poor precedent for other developments throughout the City.

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:

I. Conformance to all applicable standards of Chapter 530, Site Plan Review.

Building Placement and Design — Requires alternative compliance

The proposed development is located on a full city block with frontage on four public streets.
The proposed building would be located at the corner of 5t Avenue South and 8t Street South,

within four feet of the property line along 5% Avenue South, between approximately one and 16
feet from the property line along 8t Street South, approximately 140 feet from the property

line along 9t Street South and approximately 217 feet from the property line along Portland

Avenue South. Alternative compliance is necessary as the building placement does not reinforce
the street wall along all four street frontages. Typically, Staff would support some form of

alternative compliance but given all of the application requests and the fact that no phased
development is planned for the remainder of the block, the development as proposed is not
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supported by Staff and as such Staff would recommend that alternative compliance not be
granted.

The area between the building and lot line along all but the 5t Avenue South includes some
combination of landscaping, driveways, drive-aisles and surface parking. Alternative compliance
is necessary. Given all of the application requests and the fact that no phased development is
planned for the remainder of the block, the development as proposed is not supported by Staff
and as such Staff would recommend that alternative compliance not be granted.

There is one principal entrance to the proposed building located off of 8t Street South and
facing the public street. The entrance is recessed approximately 16 feet and despite the
direction of the doors is oriented towards the interior of the block and the large surface parking
that is proposed on the premises.

The large on-site accessory parking is not primarily located to the rear or interior of the site.
The parking lot has frontage on over half of the block along 8t Street South, the entire block
along Portland Avenue South and 9t Street South and over 40% along 5t Avenue South.
Alternative compliance is necessary. Staff would recommend that alternative compliance not be
granted.

The proposed building while suburban in its siting, scale and appearance provides architectural
detail and contains windows to create visual interest, and increase security of adjacent outdoor
spaces.

There are two blank, uninterrupted walls that exceed 25 feet in length on the proposed
development: one on south elevation of the proposed building facing 9t Street South, and one
on the east elevation of the building facing Portland Avenue South. Alternative compliance is
necessary. Given all of the application requests and the fact that no phased development is
planned for the remainder of the block, the development as proposed is not supported by Staff
and as such Staff would recommend that alternative compliance not be granted.

Exterior materials would be durable and as proposed would include brick, manufactured stone,
zinc, metal panel and a combination of spandrel and vision glass. The fenestration would be
shaded by vertical fins on the west and north elevations and horizontal overhangs on the south
and west elevations.

The materials and the appearance of the rear and side walls are similar to and compatible with
the front of the building.

No plain face concrete block is proposed.

The building complies with the window provisions with the exception of the south elevation of
the building facing 9t Street South. Alternative compliance is necessary. Given all of the
application requests and the fact that no phased development is planned for the remainder of
the block, the development as proposed is not supported by Staff and as such Staff would
recommend that alternative compliance not be granted. In addition, the windows on the ground
floor of the west and south elevations the windows are not even distributed. More than half of
the west elevation of the building directly abutting the public sidewalk along 5% Avenue South
has spandrel glass windows. All windows are vertical in proportion. Alternative compliance is
necessary. Staff would recommend that alternative compliance not be granted for window
distribution. See Table 1.

The proposal complies with the ground floor active functions provision as storage areas do not
exceed 30% of the linear frontage along each street.

The existing and proposed form and pitch of roof lines within the development would be
considered compatible with other buildings in the area as most of the roof lines in the vicinity
are flat.

The parking garage is located entirely below grade.
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Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk,
Pathway, or On-Site Parking

Code Requirement Proposed
Nonresidential Uses
8" St. S. -1 Floor 30% 260 sq. ft. 78% 672 sq. ft.
8™ St. S. — Floors 2-4 10% 86 sq. ft. >10% -
5% Ave. S. — I** Floor 30% 458 sq. ft. 40% 607 sq. ft.
5% Ave. S. — Floors 2-4 10% 153 sq. ft. >10% -
Portland Ave. S. — I* Floor 30% 458 sq. ft. 66% 1,009 sq. ft.
Portland Ave. S. — Floors 2-4 | 10% 153 sq. ft. >10% -
9% St. S. — I** Floor 30% 260 sq. ft. 20% 176 sq. ft.
9™ St. S. — Floors 2-4 10% 86 sq. ft. >10% -

Access and Circulation — Requires alternative compliance

A well-lit walkway at least 4 feet in width connects the building and the adjacent public sidewalks
to some of the on-site parking.

No transit shelters are included in the development; however, a Metro Transit bus stop is
located on the block along 9th Street South and the site is well-served by transit with numerous
bus stops and routes accessible within walking distance.

The proposed development has been somewhat designed to minimize conflicts with pedestrian
traffic and surrounding residential uses despite the inclusion of a large surface parking lot. Curb
cuts to the site have been reduced.

There is no public alley adjacent to the site. The site as proposed would have access points off
of each street frontage around the perimeter of the block.

The majority of the site as proposed is covered by a large surface parking lot that is not fully
compliant with the landscaping and screening standards required for a parking lot of this size.

Landscaping and Screening — Requires alternative compliance

The composition and location of landscaped areas somewhat complement the scale of
development and surroundings.

In the Downtown Districts, any building containing 50,000 square feet or more of gross floor
area shall be exempt from the general landscaping and screening requirements. The parking and
loading landscaping and screening requirement apply, however. The proposal is subject to
landscaping and screening requirements around the majority of the site as the parking lot has
frontage on all four public streets.

The required landscaped yard around the perimeter of the site abutting the public streets is 9
feet, and the screening requirement is 3 feet in height and 60% opaque and not less than one
tree shall be provided for each 25 linear feet of parking lot frontage.

O Along 8% Street South, the proposed parking lot would not meet the 9 foot
requirement, would not fully meet the screening requirement and would not meet the
25 foot linear tree requirement. Alternative compliance is necessary. Staff would
recommend that the Planning Commission not grant alternative compliance given the
site’s lack of compliance with zoning requirements and adopted city policies.

0 Along Portland Avenue South, the parking lot would exceed the 9 foot requirement, but
would not meet the screening requirement or the 25 foot linear tree requirement.
Alternative compliance is necessary. Staff would recommend that the Planning
Commission not grant alternative compliance given the site’s lack of compliance with
zoning requirements and adopted city policies.
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0 Along 9t Street South, the parking lot would not meet the 9 foot requirement, would
not fully meet the screening requirement or the 25 foot linear tree requirement. Staff
would recommend that the Planning Commission not grant alternative compliance given
the site’s lack of compliance with zoning requirements and adopted city policies.

0 Along 5 Avenue South, the parking lot is meeting the 9 foot requirement, the screening
requirement and the 25 foot linear tree requirement.

Parking facilities are located adjacent to each of the public streets and sidewalks that surround
the block. Alternative compliance is necessary. Given the proposed surface parking lot is
inconsistent with zoning regulations and adopted city policies, Staff would not recommend that
alternative compliance be granted.

The corners of the on-site parking lot are landscaped but additional screening would need to be
included to fully meet the screening requirement as noted above.

The surface parking lot consists of 161 spaces. There are several parking spaces within the
interior of the parking lot that are more than 50 feet from an on-site deciduous tree. Several
tree islands are proposed; all appear to be greater than 7 feet in each direction.

Areas not occupied by the proposed building, parking, driveways, etc., are covered by
landscaping.

The installation and maintenance of all landscape materials shall comply with 530.210

Table 2. Landscaping and Screening Requirements

Code Requirement Proposed
Lot Area N/A 109,730 sq. ft.
Building footprint N/A 20,180 sq. ft.
Remaining Lot Area N/A 89,550 sq. ft.
Landscaping Required N/A 26,910 sq. ft.
Canopy Trees (I: 500 N/A 36 trees
sq. ft.)
Shrubs (1: 100 sq. ft.) N/A 263 shrubs

Additional Standards — Meets requirements

The on-site parking lot has been designed to provide on-site retention and filtration of
stormwater.

Staff would not expect the proposal to result in the blocking of views and it would not have
impacts on blocking views of important city elements. The proposed structure would be
expected to have negligible shadowing impacts on adjacent properties as well as minimal impacts
on light, wind and air in relation to the surrounding area as well.

The proposal appears to comply with standards regarding crime prevention through
environmental design including but not limited to surveillance, lighting, space delineation, natural
access control, etc.

The existing structure, proposed to be demolished should the development be approved is not
historically designated or located in a historic district or identified as a historic resource.

2. Conformance with all applicable regulations of the zoning ordinance.

The proposed use of the site for an office use is permitted in the B4N District; however, the
accompanying surface parking is a conditional use in the DP Overlay District and requires a variance to
exceed 20 spaces.
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Off-street Parking and Loading — Requires a variance

e There is no required parking for the development. The applicant proposes to provide parking
that exceeds the maximum amount allowed based on the size of the proposed building. The
findings are addressed above.

Table 3. Vehicle Parking Requirements Per Use (Chapter 541)

Minimum Applicable Total Maximum Proposed
Parking Reductions Minimum Parking
Requirement Requirement Allowed

Office 0 N/A 0 80 206

Total 0 N/A 0 80 206

Table 4. Bicycle Parking and Loading Requirements (Chapter 541)

Minimum Minimum Minimum Proposed Loading Proposed
Bicycle Short-Term Long- Requirement
Parking Term
' Not less
Office 10 N/A than 50% I | large | large
Total 10 N/A 5 I | large | large

Building Bulk and Height — Requires a variance

e The proposal requires a variance to allow a decrease in the minimum allowable floor area ratio
from 2.0 to .73 as addressed above. The height of the building is compliant with the B4N

regulations.
Table 5. Building Bulk and Height Requirements
Code Requirement Proposed
Lot Area 109,730 sq. ft. N/A
Gross Floor Area
(GFA) 219,460 sq. ft. 80,351 sq. ft.
Minimum Floor Area | 2.0 73
Ratio (GFA/Lot
Area)
Maximum Building N/A 4 stories or 69 ft.
Height

Yard Requirements — Not applicable.

Signs — Requires a variance.

o Signs are subject to Chapters 531 and 543 of the Zoning Code. All new signs are required to
meet the requirements of Chapter 543 of the Zoning Code. The applicant proposes a total of 4
signs; one freestanding sign and three wall signs. The freestanding sign is proposed along 8t
Street South and is 4 feet by 8 feet for a total of 32 square feet. The sign is 4 feet in height and
up-lit from ground lighting. The freestanding sign complies with the applicable Zoning Code
provisions. Three internally illuminated wall signs are proposed on the building (backlit signs are
prohibited): one on the south elevation that is 16 square feet in size and located |4 feet above
grade; one on the east elevation that is 16 square feet in size and located |2 feet above grade


http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH531NOUSST.html#TOPTITLE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH543EMSI.html#TOPTITLE

Department of Community Planning and Economic Development
BZZ-6715 and PL-285

and one on the west elevation that is 36 square feet in size and located 65 feet above grade,
which requires a variance to exceed the maximum allowable height of 28 feet.

Table 8. Signage Summary

Number Proposed | Maximum | Maximum Proposed Area | Maximum Allowed | Proposed Height
Allowed Number | Size Area Per Height
Per Allocation | Sign
Zoning
Lot

Freestanding | sq. ft. of
signage
I per | sq. 32 sq. ft. 32 sq. ft. 8 ft. 4 ft.
ft. of
frontage

| per
zoning lot

Total 330 sq. ft.
I I along 8" 32 sq. ft. 32 sq. ft. 8 ft. 4 ft.
St. S.

Attached 2.5 sq. ft.
of signage
per | ft. of
primary
building
wall

(1) 65 ft.
28 ft. (1) 16 ft.
(1) 14 ft.

(1) 36 sq. ft.

No limit 3 (2) 16 sq. ft.

120 sq. ft.

Total 478 sq. ft.
along 5th
Ave. S. and
Portland & (1) 36 sq. ft.
N/A 3 270sq.fe. | 12054 f | 9) 16sq fe.
along 8
and 9" St.

S.

(1) 65 ft.
28 ft. (1) 16 ft.
(1) 14 ft.

Dumpster Screening — Meets requirements

e Trash is stored within the interior of the building in the parking garage.

Screening of Mechanical Equipment — Requires a variance

e The applicant proposes to install two large mechanical units on the roof of the proposed
building with no screening. The findings are addressed above.

Lighting — Meets requirements

e The applicant is proposing pole mounted light fixtures within the parking lot but no additional
fixture information was provided. A photometric plan was not submitted as part of the
application but would be requiredshould the project be approved. All lighting would need to be
downcast and shielded to avoid undue glare. All lighting would need to comply with Chapters
535 and 541 and Planning Staff would need to review the details of the fixtures in the final
review prior to permit issuance.




Department of Community Planning and Economic Development
BZZ-6715 and PL-285

Impervious Surface Area — Not applicable
Specific Development Standards — Not applicable

DP Overlay District Standards — Requires a conditional use permit and variance.

e The DP Overlay District was put in place to restrict the establishment or expansion of surface
parking lots and establishing certain minimum and maximum off-street parking standards in the
downtown area. Prohibited uses include commercial parking lots, including the expansion of any
existing commercial parking lot and the conversion of any accessory parking lot to a commercial
parking lot. The applicant is not proposing a commercial parking lot.

e Accessory parking lots may be allowed as a conditional use but the parking lot must be located
on the same zoning lot as the principal use served and the number of parking spaces shall not
exceed 20 spaces. The applicant has applied for a conditional use permit to establish an
accessory surface parking lot as well as a variance to exceed 20 spaces.

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth.

See the above listed response to finding #5 in the conditional use permit application to allow parking in
the DP Overlay District. The policies and implementation steps apply to the site plan review application
as well.

4. Conformance with applicable development plans or objectives adopted by the City
Council.

See the above listed response to finding #5 in the conditional use permit application to allow parking in
the DP Overlay District. The policies outlined in the Elliot Park Neighborhood Master Plan and the
Downtown East/North Loop Master Plan apply to the site plan review application as well.

5. Alternative compliance.

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

¢ Building placement. The proposed development is located on a full city block with frontage
on four public streets. The proposed building would be located at the corner of 5th Avenue
South and 8th Street South, within four feet of the property line along 5th Avenue South,
between approximately one and |6 feet from the property line along 8th Street South,
approximately 140 feet from the property line along 9th Street South and approximately 217
feet from the property line along Portland Avenue South. Alternative compliance is necessary
as the building placement does not reinforce the street wall along all four street frontages.
Typically, Staff would support some form of alternative compliance but given all of the
application requests and the fact that no phased development is planned for the remainder of
the block, the development as proposed is not supported by Staff and as such Staff would
recommend that alternative compliance not be granted.

e Area between the building and lot lines. The area between the building and lot line along
all but the 5th Avenue South includes some combination of landscaping, driveways, drive-aisles
and surface parking. Alternative compliance is necessary. Given all of the application requests
and the fact that no phased development is planned for the remainder of the block, the
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development as proposed is not supported by Staff and as such Staff would recommend that
alternative compliance not be granted.

Parking lot located to the rear or interior of the site. The large on-site accessory parking
is not primarily located to the rear or interior of the site. The parking lot has frontage on over
half of the block along 8th Street South, the entire block along Portland Avenue South and 9th
Street South and over 40% along 5th Avenue South. Alternative compliance is necessary. Staff
would recommend that alternative compliance not be granted.

Blank wall provision. There are two blank, uninterrupted walls that exceed 25 feet in length
on the proposed development: one on south elevation of the proposed building facing 9th Street
South, and one on the east elevation of the building facing Portland Avenue South. Alternative
compliance is necessary. Given all of the application requests and the fact that no phased
development is planned for the remainder of the block, the development as proposed is not
supported by Staff and as such Staff would recommend that alternative compliance not be
granted.

Window requirements - % and even distribution. The building complies with the window
provisions with the exception of the south elevation of the building facing 9th Street South.
Alternative compliance is necessary. Given all of the application requests and the fact that no
phased development is planned for the remainder of the block, the development as proposed is
not supported by Staff and as such Staff would recommend that alternative compliance not be
granted. In addition, the windows on the ground floor of the west and south elevations the
windows are not even distributed. More than half of the west elevation of the building directly
abutting the public sidewalk along 5th Avenue South has spandrel glass windows. All windows
are vertical in proportion. Alternative compliance is necessary. Staff would recommend that
alternative compliance not be granted for window distribution. See Table |.

Required landscaping yard and screening. The required landscaped yard around the
perimeter of the site abutting the public streets is 9 feet, and the screening requirement is 3 feet
in height and 60% opaque and not less than one tree shall be provided for each 25 linear feet of
parking lot frontage.

0 Along 8th Street South, the proposed parking lot would not meet the 9 foot
requirement, would not fully meet the screening requirement and would not meet the
25 foot linear tree requirement. Alternative compliance is necessary. Staff would
recommend that the Planning Commission not grant alternative compliance given the
site’s lack of compliance with zoning requirements and adopted city policies.

0 Along Portland Avenue South, the parking lot would exceed the 9 foot requirement, but
would not meet the screening requirement or the 25 foot linear tree requirement.
Alternative compliance is necessary. Staff would recommend that the Planning
Commission not grant alternative compliance given the site’s lack of compliance with
zoning requirements and adopted city policies.

0 Along 9th Street South, the parking lot would not meet the 9 foot requirement, would
not fully meet the screening requirement or the 25 foot linear tree requirement. Staff
would recommend that the Planning Commission not grant alternative compliance given
the site’s lack of compliance with zoning requirements and adopted city policies.

Parking lot fronting on public streets/sidewalks. Parking facilities are located adjacent to
each of the public streets and sidewalks that surround the block. Alternative compliance is
necessary. Given the proposed surface parking lot is inconsistent with zoning regulations and
adopted city policies, Staff would not recommend that alternative compliance be granted.
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The Department of Community Planning and Economic Development has analyzed the application for a
Preliminary and Final Plat based on the following findings:

The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the
zoning ordinance and policies of the comprehensive plan.

Subdivision Regulations:

The applicant is proposing to consolidate several existing platted lots into three lots for the
proposed development (Lot I: 56,500 square feet, Lot 2: 31,289 square feet, and Lot 3: 21,832
square feet). The subdivision is in conformance with the design requirements of the land subdivision
regulations.

Zoning Ordinance:

The proposed use of the site for an office use is permitted in the B4N District; however, the
accompanying surface parking is a conditional use in the DP Overlay District and requires a variance
to exceed 20 spaces. In addition, there are several other variances that accompany the request
indicating the proposal’s inconsistency with the Zoning Code.

Comprehensive Plan:

See the above listed response to finding #5 in the conditional use permit application to allow parking
in the DP Overlay District. The policies and implementation steps apply to the subdivision
application as well, indicating the proposal’s inconsistency with the Comprehensive Plan.

Due to the fact that Staff is not supporting the overall development proposal, Staff is also not
supporting the plat. If the project were to be approved as proposed, the plat could also be
approved as it complies with the applicable standards of the land subdivision regulations.

The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the
public streets.

The applicant is proposing to consolidate several existing platted lots into three new lots on a full
city block. The proposed plat would not be injurious to the use and enjoyment of surrounding
property, nor would it be detrimental to present and potential surrounding land uses, nor add
substantially to congestion in the public streets.

All land intended for building sites can be used safely without endangering the residents or users of the
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper
drainage, steep slopes, rock formations, utility easements or other hazard.

The site does not present the above hazards.
The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other
conditions, in securing building permits and in providing driveway access to buildings on such lots from an

approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with
minimal alteration.

The parcels created by this application present no foreseeable difficulties for this development. No
significant alterations to the land appear necessary.

20


http://library.municode.com/HTML/11490/level3/MICOOR_TIT22LASU_CH598LASURE.html#TOPTITLE

Department of Community Planning and Economic Development
BZZ-6715 and PL-285

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion
control in accordance with the rules, regulations and standards of the city engineer and the requirements of
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site
after development will not exceed the amount occurring prior to development.

A Stormwater Management Plan has been submitted to Public Works for review. Public Works shall
review and approve all drainage and sanitary system plans before building permits are issued.

RECOMMENDATIONS

Recommendation of the Department of Community Planning and Economic Development
for the Conditional Use Permit:

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt the above findings and deny the application for a conditional use permit to
allow parking in the DP Overlay District on the properties located at 501, 507, 515 and 523 8th St. S,
502 and 518 9th St. S., and 811 5th Ave. S.

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 deny the application for a variance to allow a
reduction in the minimum FAR requirement in the B4N District from 2.0 to .73 on the properties
located at 501, 507, 515 and 523 8th St. S., 502 and 518 9th St. S., and 811 5th Ave. S.

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 deny the application for a variance to allow an
accessory parking lot to exceed 20 spaces in the DP Overlay District on the properties located at 501,
507, 515 and 523 8th St. S., 502 and 518 9th St. S., and 811 5th Ave. S.

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 deny the application for a variance of the parking
maximum based on the gross square footage of the proposed building from 80 to 206 spaces on the
properties located at 501, 507, 515 and 523 8th St. S, 502 and 518 9th St. S., and 811 5th Ave. S.

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 deny the application for a variance to allow one wall
sign to exceed the maximum height permitted in the B4N District of 28 feet on the properties located
at 501, 507, 515 and 523 8th St. S, 502 and 518 9th St. S, and 811 5th Ave. S.
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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 deny the application for a variance of the mechanical
screening requirement for rooftop mechanical units on the properties located at 501, 507, 515 and 523
8th St. S., 502 and 518 9th St. S., and 811 5th Ave. S.

Recommendation of the Department of Community Planning and Economic Development
for the Site Plan Review:

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt the above findings and deny the site plan review application to allow for the
construction of a new 4-story, approximately 80,000 square foot office building with 161 surface parking
stalls on the properties located at 501, 507, 515 and 523 8th St. S, 502 and 518 9th St. S, and 811 5th
Ave. S.

Recommendation of the Department of Community Planning and Economic Development
for the Preliminary and Final Plat:

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt the above findings and deny the Preliminary and Final Plat application for
the properties located at 501, 507, 515 and 523 8th St. S., 502 and 518 9th St. S., and 811 5th Ave. S.

I. PDR report

2. Written description and findings submitted by applicant
3. Correspondence

4. Zoning map

5. Site survey

6. Plans — plat, site, construction plans, floor plans

7. Building elevations

8. Renderings

9. Photos
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