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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Kimberly Holien, Senior City Planner, (612) 673-2402 

DATE: November 19, 2015 

SUBJECT: 1121 W Lake Street, 3005 Emerson Avenue S 
 

 
The applicant and the Department of Community Planning and Economic Development (CPED) would 
like to introduce and seek feedback from the City Planning Commission (CPC) on the project proposed 
at 1121 W Lake Street and 3005 Emerson Avenue S.  This input will be used by the applicant as they 
prepare formal applications.  The attached plans include a site plan, floor plans, elevations, color 
renderings and shadow studies.   
 
The project includes a 9-story hotel with 144 guest rooms.  The proposed building will front along Lake 
Street with the building footprint comprising the north half the property.  The south half of the property 
will consist of a surface parking lot with eight spaces and a drop-off zone.  The first floor of the building 
includes a lobby and a restaurant with supporting functions.  The primary hotel entrance into the 
building is facing W Lake Street near the west side of the building. The primary entrance into the 
restaurant is facing W Lake Street near the east end of the building.  A secondary hotel entrance is also 
located on the back side of the building, adjacent to the vehicle drop-off.   
 
The site is zoned C2 and contains the PO, Pedestrian Oriented Overlay district.  Hotels with more than 
20 rooms are first allowed in the C3A district and a rezoning will be required.  The maximum height 
allowed in the C3A district is 4 stories or 56 feet, whichever is less.  The proposed hotel is nine stories, 
84 feet in height and requires a conditional use permit for height.  The project includes 56,301 square 
feet of gross floor area on a site that is 11,868 square feet in area for a floor area ratio of 4.74.  The 
maximum floor area ratio in the C3A district is 2.7 and a variance would be required.  The project will 
also require an application for site plan review.  The use requires 48 parking stalls and eight are 
proposed on site.  The applicant has indicated that they plan to provide valet parking.  The details of said 
valet service have not been provided to staff at this time and as such, a parking analysis has not been 
conducted.  If the valet parking does not meet the requirements of the zoning code, a parking variance 
will be required.  To summarize, the following land use applications have been identified thus far: 
 

• Rezoning from the C2, Neighborhood Corridor Commercial district to the C3A, Community 
Activity Center district 

• Conditional Use Permit to increase height from 4 stories or 56 feet to 9 stories, 84 feet 
• A variance to exceed the maximum floor area ratio 
• Site Plan Review 
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The site is designated as mixed-use on the future land use map in The Minneapolis Plan for Sustainable 
Growth and Lake Street is a commercial corridor in this location.  The site is approximately 1.5 blocks 
outside of the Activity Center at Lake Street and Hennepin Avenue.  The property to the north is zoned 
C3A, the properties to the east and west are zoned C2 and the property to the south is zoned OR1.    
 
The property is within the study area of The Uptown Small Area Plan.  The site is in the Urban Village 
district (south sub-area) in the plan, called to be a dense district with a variety of building heights.  It 
calls for development patterns south of the Greenway to be high-density, mixed use.  In terms of height, 
the plan states, “As in the Activity Center, buildings three to five stories can provide transition and taller 
buildings may be appropriate along major corridors.”  Lake Street would be considered a major 
corridor.  The plan recommends that this area be developed with a variety of building heights with 
special attention paid to the transitions to the neighborhoods south of Lake Street.  The south edge of 
Lake Street should intensify with mixed-use development and new development should have retail at 
grade, on Lake Street, but should transition in height as it turns the corner and approaches the existing 
neighborhood.  The maximum height called out in the plan is 84 feet, specifying that height as 
appropriate between the Greenway and Lake Street.  The plan calls for mixed-use buildings on Lake 
Street with active storefronts.  In terms of use, the site is identified as mixed-use on the future land use 
map in the small area plan.  The plan also states that evening uses such as night clubs and hotels should 
be located in the Activity Center.   
 
Elsewhere in the plan, where it talks about sculpted building envelopes, there are diagrams showing a 
height of 56 feet on south side of Lake Street and 84 feet on the north side of Lake Street.  The plan 
states that building elements taller than 56 feet should step back from the front façade and buildings on 
the south side of Lake Street should step down toward the neighborhood.  In terms of development 
intensity, the plan calls for urban-oriented development on the site.  Appropriate urban-oriented 
building types range from live/work to loft-style.   
 
The proposed project is a nine story building, 84 feet in height.  The massing is concentrated on the 
north half of the site, along Lake Street to provide a full lot-width of transition to the residential uses 
south of the site.  The height is a full 84 feet along Lake Street with no step-backs.  The ground floor of 
the building will have a restaurant that will be open to the general public to provide activity.  Shadow 
studies were provided that show no impact on the residential uses south of the site.   
 
Staff is seeking specific feedback from the Planning Commission on the proposed building height, massing 
and request for C3A zoning.  Formal applications have not been submitted at this time.  The applicant 
anticipates attending a public hearing in early 2016.   
 

 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_update_draft_plan
http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_update_draft_plan
http://www.ci.minneapolis.mn.us/cped/planning/cped_uptown-plan


 

 
 
 

 
 
11.10.2015 
 
City of Minneapolis 
Community Planning & Economic Development 
250 S Fourth Street Rm. #300 
ATTN:  Kimberly Holien 
 
 
RE: 1121 West Lake Street & 3005 Emerson Avenue South 
 
Project Description:  The overall project sits on two properties, 1121 W Lake Street and 3005 Emerson 
Avenue South.  There is an existing two story building with a footprint of approximately 1,302 SF on the 
north parcel and is to be removed and replaced with a new building footprint of 5,644 sf.  The new 
building will be the home of the first Moxy Hotel in the United States.  Moxy is a lifestyle brand backed 
by the power of Marriott International, which has 4000 open hotels and a proven history of growing 
some of the most successful hotels.  Developed by Graves Hospitality, recognized consistently as an 
industry leader, GH has developed and managed more than 100 hotels and restaurants, and numerous 
residential and commercial properties. They are passionate about providing owners, guests and 
associates with an unparalleled level of service and expertise.  Unlike most hotel development and 
management companies who outsource their food and beverage outlets, GH is an unparalleled resource 
for creating, building and managing signature, award winning restaurant and event spaces.  Located at 
the epicenter of Minneapolis’ dining and entertainment scene Moxy will reinforce the upscale 
neighborhood vibe as well as add a signature building to the core of Uptown.   
 
Site Design / Building Footprint / Parking:  The massing of the building is rectilinear in shape and will 
focus its activity on the northern portion of the site to reinforce the commercial corridor along W Lake 
Street. There will be two commercial entrances along W Lake Street, one for the hotel and the other 
entrance for the neighborhood bar/restaurant.  There are 8 parking stalls on the southern portion of 
the site that are accessed by a one way drive isle off of Emerson Avenue South, exiting north through 
the existing alley.  These stalls are meant for drop off for the hotel as all other parking requirements for 
the site are satisfied through a valet service.  There is a 12’ tall existing fence along the southern edge 
of the property that currently provides a visual barrier to the existing parking lot to the north.  The 
building is located 40’ + from the south property line.   Artful bicycle parking will also be provided along 
W Lake Street.  
 
According to the Uptown Small Area Plan, the site falls within the “Urban Village” and “Commercial 
Corridor” zones of “The Core” of Uptown. 



 

 
 

 
Building Design:  The first floor will house reception and amenity space for the hotel as well as a 
bar/restaurant concept managed by Graves Hospitality.  The majority of the first floor along W Lake 
Street will have a two level clear story space reflecting the activity of the street.  This two story glass 
volume will step back at an angle to provide more space to the pedestrian realm as well as added 
interest to the architecture.  Aside from the glass, the exterior of the building will be clad in a brick and 
metal panel.   
 
Height:  The building is eighty four feet (84’) high from grade to top of structure.  The penthouse on the 
top floor is stepped back in the midriff of the building to provide exterior space for the hotel keys 
towards the Uptown Core and downtown views.  No exterior amenity or balcony space faces the 
neighborhood to the south.   The height was determined by two factors, the number of hotel keys to 
make a project on this tight site viable and the language of the Uptown Small Area Plan that allows 84’ 
for sites along transit corridors.   This height exceeds the zoning overlay and needs a conditional use 
permit. The 84’ height meets the conditional use provisions; it does not block access to light and air of 
surrounding properties, it does not shadow residential properties as the site is on the north side of the 
block, it fits the scale and character of the urban village as outlined in the small area plan, and no views 
of landmarks, open spaces, or bodies of water are affected. 
 
Massing:  The purposed building is flanked by new development in “The Core” of Uptown, with new 
development ranging from five stories - 60’ to ten stories – 111’.  These projects often have a parking 
requirement that is tied to mixed-use multi-family housing creating massive building footprints.  Moxy’s 
massing is based on efficient use of the site while adding a buffer from those larger developments to 
the neighborhood.  Given the projects orientation, shadows are not a concern for the existing 
neighborhood.   

 
Zoning:  The site is currently zoned C2 and is looking for a rezone to C3A given the adopted policies. 
C3A currently is the zoning across the W Lake Street commercial corridor.  The use and height of a 
hotel is specifically called out as an approved use in the Uptown Small Area Plan.   
 
Variances:   
 

1) Interior Side Yard Setback:   The building aligns with the property line on three sides of public 
right of way.  The east side of the building is set on the property line which aligns with the 
existing 12’-0” wide alley.  The current interior side yard setback would require 15’-0” and we 
are proposing there would be a 0’ side yard setback.   
• Due to the requirements of the pedestrian overlay district a 15’ side yard setback would be unnatural 

in trying to reinforce the street edge with built form.  Holding the street edge is congruent with the 
Small Area Plan in keeping retail along major corridors while improving the pedestrian realm.  
 
 



 

 
 

2) Floor Area Ratio:    
 

Lower Level: Not Applicable 
Street Level: 5,644 GSF 
Second Level: 4,727 GSF 
3rd -9th Level: 5,980 GSF 
 
Total GSF: 52,259 GSF / 11,854 GSF = 4.4 FAR (2.7 permitted) 
 

 
 

Process:  The applicant met with the neighborhood group (CARAG), council woman Lisa Bender, and a 
group of adjacent single family homeowners to the south of site, all who have given support for this 
type of project and its potential to add a much needed amenity this area.  We are in the process of 
reengaging with the neighborhood group to show the progress of the design.   
 

 
Please let us know if any of the items need additional information or clarifications. 
 
Sincerely, 
 
C O L L A G E   A R C H I T E C T S 
 
 

 
 
 
Pete Keely, A.I.A. 
President 
 
 
 
 
 
 



Moxie Code Review
10/19/15
2015 International Building Code
2012 Minnesota Accessibility Code

CHAPTER 2 – DEFINITIONS

High-rise building:  A building with an occupied floor located more than 75 feet above the lowest level of fire department vehicle
access.

CHAPTER 3 – USE AND OCCUPANCY CLASSIFICATION

303.1.2.1 Small assembly spaces:  A room used for assembly purposes with an occupant load of less than 50 and accessory
to another occupancy shall be classified as a Group B occupancy (Fitness, Offices)

Fitness = 995 sf / 50 = 20 occupants
303.3 A-2:  Restaurants
310.3 R-1:  Hotels

CHAPTER 4 – SPECIAL REQUIREMENTS BASED ON USE AND OCCUPANCY

403 High-rise buildings shall comply with this section
403.2.3 Structural integrity of interior exit stairways and elevator hoistways:  Does not apply, we are Risk Category II
403.3 Automatic sprinkler system is required per NFPA 13.  A secondary water supply is not required per 903.3.5.2.
403.3.2 Required fire pumps shall be supplied by connections to no fewer than two water mains located in different streets
403.3.3 Fire pumps shall be located in rooms protected in accordance with 913.2.1
403.4 Emergency systems:  Detection, alarm and emergency systems of high-rise buildings shall comply with this section
403.4.1 Smoke detection shall be provided in accordance with 907.2.13.1
403.4.2 Fire alarm system shall be provided in accordance with section 907.2.13
403.4.3 Standpipe system shall be equipped with a standpipe system in accordance with 905.3
403.4.7 Smoke removal:  Buildings and structures shall be equipped with natural or mechanical ventilation for removal of smoke per
this section
403.4.8 Standby power:   A standby power system shall be provided
403.4.8.1 If the standby system is a generator set inside a building, the system shall be located in a separate room enclosed
with 2 HR fire barriers and horizontal assemblies
403.4.8.2 #3 Passenger elevators serving occupied floors more than 75 feet above the lowest level of fire department
vehicle access.
403.4.9 Emergency power system shall be provided for emergency power loads
403.4.9.1 Emergency power loads include exit signs and means of egress illumination, elevator car lighting, emergency
voice alarm communications, automatic fire detection systems, fire alarm systems and fire pumps.
403.5.1 Remoteness of interior exit stairways:  Required interior exit stairways shall be separated by a distance not less than 30
feet or ¼ the length of the maximum overall diagonal dimension of the area to be served, measured in a straight line.
403.5.3 Stairway door operation:  Stairway doors other than the exit door may be locked from the stair side as long as they can be
unlocked without unlatching upon a signal from the fire alarm.
403.5.3.1 Locked stairway doors must be provided with a two-way communication system at not less than every fifth floor.
403.5.4 Smokeproof enclosures:  Every required exit stairway serving floors more than 75 feet above grade shall be a smokeproof
enclosure in accordance with Sections 909.20 and 1022.10.
403.5.5 Luminous egress path markings:  Luminous egress path markings shall be provided in accordance with Section 1024.
403.5.6 Emergency escape and rescue openings required by Section 1029, are not required.
403.6.1 Fire service access elevators shall be provided where an occupied floor is more than 120 feet above the lowest level of fire
department vehicle access.   Our highest occupied floor is 100 feet above the lowest level.
420.2 Separation Walls:  Walls separating sleeping units and separating sleeping units from other occupancies in the same
building shall be fire partitions complying with Section 708
420.3 Horizontal separation:  Floor ceiling assemblies separating sleeping units and separating sleeping units from other
occupancies in the same building shall be horizontal assemblies complying with Section 711

CHAPTER 5 – GENRAL BUILDING HEIGHTS AND AREAS

Table 503 R-1, Type IB:  Allows unlimited sf per story, 11 stories, 160 ft above grade
A-2, Type IB:  Allows unlimited sf per story, 11 stories, 160 ft above grade
B, Type IB:  Allows unlimited sf per story, 11 stories, 160 ft above grade

504.2 Automatic sprinkler system increase:  Buildings equipped with an automatic sprinkler system per NFPA 13, height may be
increased by 20 feet and the number of stories may be increased by 1

Allowable stories = 11 +1 = 12
Actual stories = 10

Allowable height = 160 ft + 20 ft = 180 ft
Actual height = 114’-0” =/-

506.1 Area Modification (not required)

Actual  sf per floor___________
First floor    = 5,492 gsf
Second floor = 5,663 gsf
Third – Ninth floors = 6,018 gsf (x7)
Fourth floor   = 5,588 gsf
Total above grade = 58,869 gsf

Lower level floor = 3,277 gsf

506.1.1 Basements:  A single basement that is not a story above grade need not be included in the total allowable area, provided
the basement does not exceed the area permitted for a building with only one story above grade.
506.2 Frontage increase:  Not required
506.3 Automatic sprinkler system increase:  Not required

Table 508.2 Provide fire rated walls or automatic sprinkler system for incidental use areas

CHAPTER 6 – TYPES OF CONSTRUCTION

Table 601 Type IB construction
· Structural frame 2 HR
· Bearing walls 2 HR (interior and exterior)
· Non-bearing 0 HR (interior)
· Floor construction 2 HR
· Roof construction 1 HR
Table 602 Type IB construction
· Non-bearing 0 HR (exterior)
(separation distance greater than 30’)

CHAPTER 7 – FIRE RESISTANCE RATED CONSTRUCTION

705.5 Fire resistance rating of exterior walls:  The fire rating of walls with a fire separation distance of greater than 10’ shall be
rated for exposure to fire from the inside.
Fire Separation Distance definition (Chapter 2):  distance measured from the building face to:
· Closest interior lot line
· Centerline of a street, alley or public way
Fire Separation Distances:
· South –greater than 30’ (parking lot)
· East – greater than 30’ (centerline of street)
· North – greater than 30’ (centerline of street)
· West – greater than 30’ (centerline of street)
Table 705.8 Maximum area of exterior wall openings based on fire separation distance
UP, S = Unprotected openings in buildings equipped with a NFPA 13 sprinkler system

Unlimited UP, S openings allowed when the fire separation distance is greater than 20’ (all elevations)
705.8.5 Vertical separation of openings:  Openings in exterior walls shall be separated by 5 feet vertically

Exception #2:  Does not apply to buildings equipped with an automatic sprinkler system
713.2 Shaft enclosures shall be constructed as a fire barrier in accordance with Section 707 or horizontal assemblies in
accordance with Section 711, or both
713.4 Shaft wall fire resistance rating:  Shaft enclosures shall have a fire resistance rating of 2 HR where connecting four or more
stories.  Shaft enclosures shall have a fire resistance rating not less than the floor assembly penetrated but need not exceed 2 HR

 Section 716.5.3.1 when tested in accordance with UL 1784
· Exception #6: Enclosed elevator lobbies are not required where the elevator hoistway is pressurized in accordance with
Section 909.21

716.5.3.1 Smoke and draft control fire doors shall meet the requirements for a smoke and draft control door assembly
tested in accordance with UL 1784

CHAPTER 9 – FIRE PROTECTION SYSTEMS

Automatic sprinkler systems are required in high-rise building per section 403.3
903.3.1.1 NFPA 13 sprinkler system:  Where sprinklers are required in a building or portion thereof, sprinklers shall be
installed per NFPA 13
903.3.1.6.5 Vestibules:  Sprinkler protection is not required in vestibules that are less than 225 sf, non-combustible, has
glazed openings and the only purpose is ingress and egress.
905.2 Standpipe systems shall be installed in accordance with this section and NFPA 14
905.3 Standpipe systems are allowed to be combined with automatic sprinkler systems.
905.3.1 Standpipes required by building height:  Standpipes shall be installed in buildings where the highest floor level is more
than 30 feet above the level of fire department vehicle access.

Exception #1:  Class I standpipes are allowed in buildings equipped with a fire sprinkler system
905.4 Class I standpipe hose connections shall be provided in every required stairway, on each floor located at an intermediate
floor level landing between floors, unless otherwise approved by the fire code official.
909.20 Smokeproof Enclosure
909.20.4Mechanical ventilation alternative
909.20.5Stair pressurization alternative
909.21 Elevator hoistway pressurization alternative:  Where elevator hoistway pressurization is provided in lieu of required
enclosed elevator lobbies, the pressurization system shall comply with this section

CHAPTER 10 – MEANS OF EGRESS

1007.1 Two accessible means of egress are required.
1007.2 Accessible means of egress shall be continuous to a public way and may include interior exit stairways that comply with
1007.3 and 1022 and elevators complying with Section 1007.4
1007.2.1 Elevators required:  Required as an accessible means of egress in buildings four or more stories above grade
shall comply with Section 1007.4.
1007.3 Exit stairways in order to be considered part of an accessible means of egress must incorporate an area of refuge and be
48” wide.

Exception 1:  The clear width of 48” is not required in sprinkled buildings
Exception 2:  Areas of refuge are not required at stairways in sprinkled buildings

1007.4 In order to be considered part of an accessible means of egress, an elevator shall be provided with standby power
Exception #2:  Elevators are not required to be accessed from an area of refuge or horizontal exit in sprinklered buildings.

1022.10 Smokeproof enclosures and pressurized stairways:  Where required by Section 403.5.4, interior exit stairways shall be
smokeproof enclosures or pressurized stairways in accordance with Section 909.20
1024.1 Luminous egress path markings shall be provided in high-rise buildings delineating the exit path in Group R1
occupancies.

Exception:  markings shall not be required on the level of exit discharge in lobbies that serve as part of the exit path in
accordance with Section 1027.1, exception 1.

1029.1 Emergency Escape and Rescue
Exception #4:  Emergency escape and rescue is not required in high-rise buildings in accordance with Section 403

CHAPTER 11 – ACCESSIBILITY

CHAPTER 16 – STRUCTURAL DESIGN

Table 1604.5 Risk Category of Buildings = Risk category II

CHAPTER 29 – PLUMBING SYSTEMS

International Plumbing Code 2012 (First Printing)
SECTION 410 - DRINKING FOUNTAINS

SECTION 419 URINALS
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