250 South 4th Street, Room 300

J Department of Community Planning & Economic Development
Minneapolis, MN 55415-1385

Minneapoli?

City of Lakes

TO: City Planning Commission, Committee of the Whole

FROM: Hilary Dvorak, Principal Planner, (612) 673-2639

DATE: April 14,2016

SUBJECT: 600 Washington Avenue Southeast located at 600 Washington Avenue
Southeast, 612 Woashington Avenue Southeast and 31| Harvard Street
Southeast

SITE DATA

CI1 Neighborhood Commercial District

C2 Neighborhood Corridor Commercial District
Existing Zoning Ré High Density Multiple-family District

PO Pedestrian Oriented Overlay District

UA University Area Overlay District

Lot Area 29,621 square feet / .68 acres
Woard(s) 2
Neighborhood(s) University; adjacent to Prospect Park

Designated Future

Land Use Mixed Use and Urban Neighborhood

Activity Center (Stadium Village)

Land Use Feat
and Hse Features Growth Center (University of Minnesota/SEMI)

Small Area Plan(s) Stadium Village University Avenue Station Area Plan (2012)

PROJECT DESCRIPTION

The site is currently occupied by two commercial buildings fronting on Washington Avenue Southeast
and a surface parking lot located on a through lot that extends from Harvard Street Southeast to
Walnut Street Southeast. Combined, the existing buildings contain approximately 13,700 square feet of
commercial space and six dwelling units. Both buildings and the surface parking lot will be demolished.

The applicant is proposing to construct a new 26-story, mixed-use building with 431 dwelling units (614
bedrooms), approximately 10,500 square feet of ground floor commercial space and 197 enclosed
parking spaces. Of the parking spaces, 152 will be located in five levels of above-ground parking. The
above-ground parking spaces will be lined with dwelling units along both Washington Avenue Southeast
and Harvard Street Southeast. The remaining 45 parking spaces will be located in one level of
underground parking and will be dedicated to Grace Lutheran Evangelical Church, which is located
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across Harvard Street Southeast from the site. The church is the current owner of the parking lot
property that is part of the development parcel. The on-site loading spaces and the underground parking
will be accessed from a curb cut on Harvard Street Southeast and the above-ground parking will be
accessed from a curb cut on Walnut Street Southeast.

The maximum floor area ratio (FAR) in the C3A zoning district is 2.7. Since the property is located in
the Transit Station Area Pedestrian Oriented Overlay District, the site qualifies for a 30 percent density
bonus for both enclosed parking and mixed commercial-residential buildings. With both of these
bonuses the maximum FAR is 4.32.

The building will contain units ranging from fully furnished efficiency units to four-bedroom units. The
micro units will be approximately 340 square feet in size. Since the minimum size for an efficiency unit in
the zoning code is 350 square feet a variance will be required.

The minimum residential parking requirement in the UA University Area Overlay District is .5 spaces
per bedroom or 307 spaces. However, the requirement in this PO Overlay District is reduced to 70
percent of the UA University Area Overlay requirement. In addition, Chapter 54| requires that one
guest stall be provided for every 50 dwelling units. The minimum residential parking requirement is 224
spaces. In the Stadium Village PO Pedestrian Oriented Overlay District, there is no minimum parking
requirement for non-residential uses. There is no maximum residential parking requirement for
enclosed parking. The maximum parking requirement for retail commercial uses is | space per 200
square feet of gross floor area; however, this maximum is reduced in the PO Pedestrian Oriented
Overlay District to 75 percent of the maximum requirement. With 10,500 square feet of commercial
space in the building the maximum parking requirement is 39 spaces.

The front yard setbacks along Washington Avenue Southeast and Harvard Street Southeast is equal to
the lesser of the front yard required by the residentially zoned properties or residential uses for the first
25 feet from such residence or office residence district boundary or residential property. The resulting
setback along Washington Avenue Southeast is zero feet and the resulting setback along Harvard Street
Southeast is |5 feet for the first 25 feet north of the south property line. The east and south interior
side yard setbacks are 5+2X feet, where x equals the number of stories above the first floor as the
building is adjacent to residentially zoned properties and residential uses. The resulting setback from
these two property lines is 55 feet.

APPLICATIONS

The site is currently zoned R6 High Density Multiple-family District, CI Neighborhood Commercial
District and C2 Neighborhood Corridor Commercial District and is located in the PO Pedestrian
Oriented Overlay District and the UA University Area Overlay District. Since the properties are being
combined they all need to have the same zoning classification. The applicant is proposing to rezone the
entire site to the C3A Commercial Activity Center District

Staff has identified the following land use applications for the project:

e Rezoning from R6, C2 and C2 to the C3A District and to add the PO Pedestrian Oriented
Overlay District to the entire site.

e Conditional use permit to increase the maximum height from 4 stories or 56 feet to 26-stories
or 278 feet.

e Variance to increase the maximum floor area ratio (FAR) from 4.32 to 10.9.

e Variance to reduce the minimum gross floor area of the efficiency units within the building from
350 square feet to 340 square feet.

e Variance to reduce the minimum parking requirement from 225 spaces to 152 spaces.

e Variance to reduce the front yard setback along Harvard Street Southeast from the required 15
feet to zero feet for the first 25 feet north of the south property line.
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e Variance to reduce the east and south interior side yard setbacks for the building walls with
windows facing the shared property lines from the required 55 feet to |10 feet on the east and
between 5 and |6 feet on the south.

e Variance to allow the building to be located more than eight feet from the front property lines
along Washington Avenue Southeast and Harvard Street Southeast in the PO Pedestrian
Oriented Overlay District.

e Site plan review.

ENVIRONMETNAL REVIEW

The City of Minneapolis prepared a Mandatory Environmental Assessment Worksheet (EAW) for the
600 Washington Avenue SE project according to the Environmental Review Rules of the Minnesota
Environmental Quality Board (EQB) under Rule 4410.4300 Subp.19, Residential development D. 375
attached units in a city within the seven-county Twin Cities metropolitan area that has adopted a
comprehensive plan under Minnesota Statutes, section 473.859; and Subp. 32. Mixed residential and
industrial-commercial projects with a sum of quotients exceeding 1.0. Notice was published in the EQB
Monitor on Monday, March 28, 2016. Public comments on the EAW must be made within a 30-day
comment period, which ends at 4:30 p.m. on Wednesday, April 27, 2016. It is anticipated that the
Zoning and Planning Committee at its regular meeting on May 19, 2016, or at a subsequent meeting, will
receive a report and recommendation from City staff, hear comment from all parties and consider the
adequacy of the EAW and the need for an Environmental Impact Statement for this proposal. The City
Council will act on the recommendation of this Committee at a subsequent meeting on May 27, 2016.
As part of the EAW a Travel Demand Management Plan was also prepared. A link to the EAW can be
found here: http://www.ci.minneapolis.mn.us/cped/planning/cped_eaw.
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Fall Equinox 3pm

Delaware St

1S InueM

1S pleney

Delaware St

1S nuiem

Fall Equinox 10am

Winter Solstice 3pm

Winter Solstice 12pm

Winter Solstice 10am

Shadow Studies

HARTSHORNE PLUNKARD ARCHITECTURE

03-18-16

600 Washington Avenue SE, Minneapolis, MN

ER STREET

31




