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: Shanna Sether, Senior City Planner, (612) 673-2307

DATE: June 30, 2016

SUBJECT: Holiday Station Store, 620 Central Ave NE (proposed address)
SITE DATA

C2 Neighborhood Corridor Commercial District

Existing Zoni
xisting £oning UA University Area Overlay District

Lot Area 45,654 square feet / 1.05 acres
Woard(s) 3
Neighborhood(s) Marcy-Holmes Neighborhood Association, adjacent to

Designated Future

Land Use Commercial

Activity Center (East Hennepin)
Land Use Features Commercial Corridor (Central Avenue NE)

Community Corridor (East Hennepin)
Marcy-Holmes Neighborhood Master Plan (2003)
Central Area Small Area Plan (2008)

Small Area Plan(s)

The existing block bound by Central Ave NE, 6t St SE, East Hennepin Ave and 7t St SE has an existing
mixed use building, a storefront commercial building, a fast food restaurant (White Castle) and an
automobile convenience facility (Holiday). The proposed project would require the demolition of all of
the existing structures and the applicant would subdivide the block into two parcels. Parcel A would be
for a new Holiday station store, with a car wash in a separate building. Parcel B would be for a new
White Castle with a drive-through facility. The properties would have cross access easements to allow
for shared access for vehicle and delivery/loading truck circulation.

PROJECT DESCRIPTION

Proposed Parcel A would be for a new automobile convenience facility and car wash and the proposed
parcel would be just over one acre in area. The new 5,956 square foot store would be located up to the
corner at Central Avenue NE and 7t St SE. There would be a pedestrian entrance at the corner of the
property, facing the intersection. The building would be clad in a combination of brick and stucco with
limestone vertical accents. The applicant is proposing to add a wall sign with a dynamic changeable copy
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sign that would show the gas price and a dynamic sign that would advertise products available in the
store. The applicant is proposing to add a second building for the car wash. The proposed car would be
located up to the property line along East Hennepin Ave.

The proposed site plan shows the canopy and gas pumps central to the proposed parcel, between the
two buildings. The applicant is proposing |7 parking stalls. The minimum landscape requirement is 7,410
square feet and the applicant has provided 7,416 square feet. The minimum tree and shrub requirement
for the site is |15 and 74, respectively. The proposed landscape plan shows |8 canopy trees and 163
shrubs. All four of the proposed building walls face a public street or an on-site parking area and require
a minimum of 30% windows. The applicant has shown elevation drawings showing that the proposed
building meet this requirement. The Preliminary Development Review report, with Public Works
comments, is attached to this memorandum. Staff has not identified any requests for alternative
compliance with the proposed plan.

APPLICATIONS

Based on staff’s preliminary review, the following land use applications have been identified:

Conditional use permit amendment to allow for a new automobile convenience facility.
Conditional use permit to allow for a new dynamic sign.

Variance to increase the area of a dynamic changeable copy sign.

Variance to increase the number of dynamic changeable copy signs from one to four.
Variance of the enclosed building requirement.

Site plan review

e Minor subdivision to create two new parcels.

Additional applications may be required, depending on the plans that the applicant formally submits.
APPLICABLE POLICIES

Staff has identified the following policies in the Minneapolis Plan for Sustainable Growth, which are relevant
to the proposed project:

Land Use Policy 1.9: Through attention to the mix and intensity of land uses and transit
service, the City will support development along Community Corridors that enhances
residential livability and pedestrian access.

1.9.3 Discourage uses that diminish the transit and pedestrian oriented character of
Community Corridors, such as automobile services and drive-through facilities.

Land Use Policy 1.10: Support development along Commercial Corridors that
enhances the street’s character, fosters pedestrian movement, expands the range of
goods and services available, and improves the ability to accommodate automobile
traffic.

1.10.2  Encourage commercial development, including active uses on the ground floor, where
Commercial Corridors intersect with other designated corridors.

1.10.3  Discourage uses that diminish the transit and pedestrian character of Commercial
Corridors, such as some automobile services and drive-through facilities, where
Commercial Corridors intersect other designated corridors.
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1.10.4  Encourage a height of at least two stories for new buildings along Commercial
Corridors, in keeping with neighborhood character.

Land Use Policy 1.12: 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.

1.12.1 Encourage a variety of commercial and residential uses that generate activity all day
long and into the evening.

1.12.3  Encourage active uses on the ground floor of buildings in Activity Centers.

1.124  Discourage uses that diminish the transit and pedestrian character of Activity Centers,
such as automobile services, surface parking lots, and drive-through facilities.

1.12.5  Encourage a height of at least two stories for new buildings in Activity Centers, in
keeping with neighborhood character.

[.12.8  Support district parking strategies in Activity Centers, including shared parking
facilities with uniform signage, and other strategies.

[.12.9  Encourage architectural design, building massing and site plans to create or improve
public and semi-public spaces in Activity Centers.

1.12.10 Encourage developments to incorporate climate sensitive site and building design
practices.

Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities.

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.

10.18.5 Design parking structures so sloping floors do not dominate the appearance of the
walls.

10.18.6 The ground floor of parking structures should be designed with active uses along the
street walls except where frontage is needed to provide for vehicular and pedestrian
access.

10.18.7 Minimize the width of ingress and egress lanes along the public right of way in order
to provide safe pedestrian access across large driveways.

10.18.8 Encourage appropriate land uses to share parking lots to reduce the size and visual
impact of parking facilities.

Staff recognizes that some of these policies do not generally support a new automobile convenience
facility. However, there is an existing Holiday station on the block. The existing canopies were built over
the south property line, into the public right-of-way. In addition, the existing site is substandard in area,
which creates conflict with pedestrians, automobiles and bicycles utilizing the site or nearby. The
applicant has met the minimum landscape and screening requirements and will be rebuilding all of the
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existing public sidewalks adjacent to the subject property to meet current sidewalk standards. Finally,
the applicant will be providing bicycle parking for the proposed use.

In addition to the policies found in the comprehensive plan, the subject property is also located within
the study area for the Central Avenue Small Area Plan. The small area plan identifies the future land use
classification is mixed-use, with a development intensity of transit oriented development. The Plan also
includes recommendations for the area including improving ‘pedestrian access to and throughout the
area, through a logical but quirky network of lanes, alleys, passages and streets.” The street pattern is
not a typical grid, due to the angle of Central Ave NE and East Hennepin, which make this a unique
block with a relatively direct connection via the existing public infrastructure.

The subject property is located in the study area for the Marcy-Holmes Neighborhood Master Plan. The
Plan identifies the subject property as ‘general commercial’. Additional policy specific to the proposed
land use is that “[a]uto oriented businesses should not be exempt from providing pedestrian access and
amenities. Parking lots should be well defined along their edges with landscaping and low hedges. Front
doors to such establishments may be oriented to the parking lots, however, they should nonetheless be
visible to and accessible from the sidewalk.” The proposed site plan improvements and public sidewalk
improvements are consistent with the language found in the Master Plan.

FEEDBACK

The applicant has submitted an incomplete land use application. The applicant will most likely be
scheduled for the August I, 2016, City Planning Commission public hearing. Staff is requesting feedback
on the overall redevelopment and proposed land use applications.
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Holiday Stationstore 620 Central Avenue NE

Holiday Stationstore 620 Central Avenue NE
e Application for Site Plan Review
o Application for a Conditional use permit to allow for a new automobile convenience
facility.
o Application for a Conditional use permit to allow for a dynamic sign.
o Application for a Minor Subdivision

A. The Site

The small, 1.67 acre, and oddly shaped — 330 ft. on Central NE and 7" Street SE, 397 ft. on East
Hennepin, and 106 ft. on 6" Street SE, block was created by the collision of the NE street gird
perpendicular to the River at the Hennepin Avenue bridge with East Hennepin as its boundary
and the Southeast grid perpendicular to the River at the 3" Avenue Bridge with Central NE as its
boundary. After the intersection of East Hennepin and Central Ave NE 300 ft. south of the block
East Hennepin continues diagonally remaining perpendicular to the River at its crossing through
the Southeast grid severing the SE edge of the block.

The block is visually extended on its East Hennepin edge by the wide, 30 ft., boulevard between
the curb and the property line. The present Holiday Stationstore also encroaches into the 6™ Street
SE right of way.

Holiday in conjunction with the family with significant ownership in the block has assembled the
block. The proposed minor subdivision will then divide the block into a north parcel and a south
parcel.

Holiday will develop the 45,654 sf north parcel and White Castle will develop the south parcel.

All of the present buildings on block will be demolished. Both Holiday and White Castle are
long-term occupants of the block providing their services to nearby residents and those passing
through the area. This will not change.

B. The Buildings

Holiday will construct a 5956 sf zero setback store building at the corner of Central Avenue NE
and 7" Street SE with entrances at the corner and facing the pump islands. See Sheet A2 and the
renderings. The building will be faced with brick and stucco. On the 7" Street and Central facades
a combination of clear glass at the corner entrance and at other corner of the store and opaque
spandrel glass in the center of the fagade. The spandrel glass will allow the restrooms (women’s
on 7" men’s on Central) and the coolers along the Central facade. All other windows are clear
glass. The boxes above parapet on the elevations identify the location of the screened rooftop
equipment.

The new Holiday Stationstore will replace the current inadequate (in many ways) Stationstore
now on this block. The new Stationstore will be similar to the North Loop Holiday Stationstore
that has been well accepted and supported in that neighborhood. The most notable change here
will be the increase in the footprint of the Stationstore from 1500 sf at the present store to 6000 sf.
This will allow us to provide not only an enhanced variety of the products offered in the store but
will also offer a layout that will increase the ease of shopping compared to the now crowded
present store. A corner entrance at Central Avenue and 7th Street and sidewalks along the edges
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of the store will improve the walkability of the store for our customers. The larger store footprint
will also provide the platform to respond to challenges facing our business in the future.

Seventeen parking spaces will be provided in front and on the side of the store.

Fuel will be dispensed from 16 fueling points under a canopy supported by brick faced pillars.
See A3 and the renderings. The number of fueling points (two per pump) will be increased from 8
at the present store and will greatly improve the efficiency and flow around the pump islands.
Customers entering the site from Central Avenue or East Hennepin will no longer be able to
visually assess if there is a “spot” for them at the pumps before they enter. The increase in fueling
points and the improved circulation is essential to assure they can be accommodated.

The redevelopment will also allow us to offer a car wash, which is not available in the
neighborhood. Holiday’s North Loop experience suggests this will be a welcomed service at this
site. The carwash will be located on the East Hennepin edge of the site. The materials will match
the materials, brick and stucco, used on the store. The boxes above parapet on the elevations
identify the location of the screened rooftop equipment. Blue LED architectural accents with an
automatic dimmer for nighttime operation are proposed for the store and carwash. See A2 and the
renderings. One third of the elevation of the car wash facing East Hennepin will have a trellised
vine planting living vine or “green wall” similar to the live wall on 36th Street at the Holiday
Stationstore at 36th and Cedar. Spandrel glass is proposed on the street elevation where the
equipment and storage rooms are. These spaces also buffer the noise of the blowers. The carwash
has been elongated; see A3 to accommodate an interior “speed door” just beyond the dryers. This
door will close before the exit door opens to contain the noise of the blowers within the building.

While located at the edge of the our site, the carwash will still be setback 30 ft. from the curb of
East Hennepin by the wide boulevard. Much of the present green edge of this blockface is the
result of the exceptionally wide inside boulevard of East Hennepin on this block. This public area
will not be changed. This green area will be extended an additional 10 ft. 8 in onto the site on
either side of the car wash by the landscaped area on the perimeter of the site. The 4 mature trees
now in the right of way will be preserved. The mature Ash at the corner of 7th and East Hennepin
is barely inside the property line. It will be preserved in the green area of the required yard along
7th and East Hennepin.

No freestanding sign is proposed at this site. The Dynamic sign and the Dynamic changeable
message sign that will provide the sole gasoline pricer at the site will be part of the wall sign
directed to Central Avenue NE. See elevations A2 and A3 for the locations of the proposed
signage.

Site Area 45,654 sf
Store Floor Area 5956 sf
Carwash Floor Area 2646 sf
Total Building Area 8302 sf
Parking Spaces 17




TVAIDINAN + NOLLVLHOISNVAL

[EEEILYEL] 1YNOISSIH0¥d

vSW

VLIV £106128 ¥IEANN 1O3r0Yd 3NOZ SIHL 3NINY3130 OL QINNO4¥3d SvM ONIAIANNS 07314 ON “v00Z Y NetT o N Ly e
‘Z ¥3BN3L3S 4O AVO U343 NV SVH dvW vy ONS “3LSE0IES0LZ 'ON TINVA ALINMWNOD

‘v 3lvd 3ONVUNSNI GO0 TYNOLYN ¥3d NIV1JQ00T4 30NVHD TWINNY %Z'0 3HL 3QISLNQ
38 O CINMAEIZ0 SR

X. INOZ NI S3N AL¥3dDNd SIHL 'ATNO NOIVIZMSIINI DIHAVID A8

[ANOZ Q00T GNY SIUNLN 40 SNOLLYIION! GNNO¥D IACBY SLOTTIZH AZWNS SHL

ONI *S30/33S

TUNOISS240Nd VSN ‘SLOZ LHOINAJOD YSW 4O NOISSINN3A NILLZM

SS3X3 FHL LNOHLM OIUEIMONd 3oV ONMYHO SHL OL SNOLVAZITY
ONI ‘S30I3S TINOISSZA0Nd VS 03

OYbZZ "ON ISNIOM VLOSINNIN

VSNOH "N_SINN3O

1334 NI m4<om,
v
AN
"9L0Z 'AVW 40 AVO HLOL 3HL O3NOIS
. TN ALINIIL:
AIMNS NVBHN NY 40 (NOLYOMILED SHL 40 31v0 3HL
e
A
S L1 HOHA NO A3MNS 3HL ONY Lvld HO civi SHL  L¥HL ANVGNOD 3ONVANSNI J1LIL NNORINY
IS4 NV ON| 'STHOLSNOLIVIS AYOMIOH OL S3ILi30 3HLN3 AB3U3H QNOISHIONN 3HL %,:.\;
103008d 3HL > £\
ONIAMIS MO NO SY3HY ONDINVA ONY 'SAYMOTVM ‘SHLVY J10ADIB 'SAYMHOIH 'SQvOY¥ 30NY3S TV aus A %
B
o e s o o e Y
{ALH30Hd TV HONS ONIAMZS SIUMLN TIV 40 NOLWOOT TIBISIA 3HL @ @
L33008A ML INILIZAAY SINT XOVELIS TIV 4O NOISNIWIG IHL : R
AL¥3dONG W3H HONS WOHA HO OINO SINIAHOVOMONZ ONv SININISY3 T 30 NOLYODT 3L :
INOZMIHL STUNLONYLS ¥O SONIQTING TV 40 NOWYOOT 3HL
“ONIMOHS AL¥3d0¥d WY 3A0BY
3HL 40 KININS ¥ 40 NOILYINIS3MAI LOTIN0D GNY 3NL ¥ SI SHL IVHL ANVANOO JONVANSNI vos W satonsa - - -
LU NVORIAY LSHIA ONV "ONI "SIHOLSNOILYLS AVOMOH OL S3IILY3D AB3HIH Q3NDISHIONN IHL
INMIBL SIAONAD * ** AAAAAAAA AL
NOILVIIAILINTD ONYIL3IM S3LONIQ AU
N S3I0NI0 »
ALTILN OVIH3AQ S3LON30 na.
N

SIUOV £9°) MO L334 IUVNOS BLEZL SNIVINGD ALN3AONMd 3HL

3HL OL NOLIAOY SANYANOO TIW NI TIV “0Z %0018 ‘0L 10T 40 GINZHO SY INNIAY NIdINNIH
1SV 40 HINON ONIAT Lavd I¥HL ONY ‘L3RS H03 NIHVL Livd 1d30X3 '0Z %0078 ‘6 101

NN AL s3tonan
NN INOHAITIL SIUONIT
¥I3S YOS S3ONID
HINIS AUNYS S3ONZD
3NN S¥ saioN30 —

940 ¥38l S3UONI "
3N 3034 S3L0NED

vagv

(AL¥3d0Nd LOWISEY) 'STIV4 ANOHLNV 1S 40 NMOL

(NId3NN3H 1Sv3 529) 9 T30Mvd 3NN oI\ salonza B

(AM3d0Nd LOVHISEY) VIOSINNIW “ALNNOD NIJINNIH ®

NI @3L¥NUS ONV "J03¥3HL LV1d 0308003 3HL OL ONKIHDJIV ‘STIVY ANOHLNY IS 30 NMOL 3dd 3L

3HL 0L NOLLIGQY SANYANOD TIIN “0Z %0018 ‘L ONV 9 SIOT 40 1334 ZZ AT3LSYAHLMON 3HL -
(AN WHINZO €29) § TR0V

v 008+

(A¥3d0¥d LOVALSEY) "ONINNISZE 40 INIOJ 3HL oawmw®

OL 1333 L0l ATM3LSIMHLYON SIIONV LHOR 1V 3ONIHL ‘1334 OF AAUSVIHLION STIONV IHOW 2 anass - - -
1V 3ON3HL ‘1334 L€ ATM3ILSVIHLNOS SITONV LHOR 1v 3ONIHL ‘1334 LC ATHILSVIHLMON SIIONV

IHOM 1V JONIHL 1333 0/ AWAUSVIHINOS STTONV LHOW 1¥ JONIHL ‘1334 L ATH3LSIMHLNOS W8 04 oy - o

3NN GIVS SNOTY JONIHL ADIMIHL HINMOO ATHIMLNON ISON 3HL WOMJ 1334 S87EF o

‘9 101 40 3INM 3NNIAV TVHLNID 3HL NO INIOd ¥V 1v ONIONFAWOD :SMOTI0J Sv 038139530 ‘STIVAZ, THIS303d OO Wi

ANOHINY “IS 40 NMOL 3HL OL NOLIOQY SANVGMOD TIM ‘02 %0018 ‘L GNY 9 SLOT 40 Ldvd IVHL . WoHTEL )

(3NNIAY WHINID 029) + T30MVd PR

(ALY3O¥d LovdLSaY) ““ wm,m a0 mols * g

"ONINNIO3S 40 INIOJ 3HL O 1334 0L AT43ISIMHLYON STIONY IHIIY Lv 3ONIHL 11334 ® 5 L.

O AT3ISVIHIYON SITONV LHOR 1V 3DN3HL ‘1334 £€ AIM3LSVIHLNOS SIIONV IHIIM 1Y 3ONIHL oo iows TN oo Al @

{334 Lg ATSALSYIHLHON STIONY LHOI 1v 3ONIHL 1333 0/ KRGISVAHINOS STTONY LHOR 1v v o - =

GONIHL {1334 12 ATASIMALIOS INT NS ONOTY INIML LOIMIML HINHOD ATHIHLNON ISON. SHOVELAS s v
3HL WOMJ 1334 5976 ‘9 101 40 3N INNIAY WAINZD NO INIOd ¥ Ly ONIONJWOD 'SWOTIOA SV

30530 STIVA ANOHINY “IS 40 NMOL 3HL OL NOWAQY SANVANGD TIIN ‘07 %008 “L ONY 9 o =

SI101 40 L¥vd IvHL 130dvd 038IMOSIA ONIACTIOS FHL NI 03GNTONI SI IVHL £ 107 QVS 0 Lavd (20) LOMLSIO WOINACD AINOZ ol

AVHL 1d430X3 *ONINNID3S 40 INIDd 3HL OL 1334 £OL ATM3LSIMHLNON SITONV LHOI 1V Iu3HL, 0K TVALDiSYE

'[334 11 ATHAUSVHINON STIONV LHOM LV IONIHL 1333 £0) ATM3LSVIHLIOS STIONV Lol ONINOZ NS v 0
1¥ JON3HL 21334 1L AR3LSINHINDS INT VS INOTY 3ONIHL “0RMIHL MIN0D ATHIHLNON

1SON 3HL WOH 1334 59°%@ '9 1071 40 3N 3MN3AY TWINGD NO LNIOd ¥ LY ONIONIAOO o oz - %08

'0Z %0078 ‘£ ONV 9 S101 40 Léivd LVHL 1308vd Q38INOSIA_SNIMOTIOA 3HL NI QIMIONI SI LvHL/
'STIVA ANOHLNY “IS 40 NMOL 3HL OL NOILIGQY SANYGNOD TIN '0Z 0018 ' 101 40 Lavd IVHL'

(AL¥3d0Yd 1OVHISEV) VIOSINNIN "AINNOD NIGINNIH “¥340034 AINNOO 3HL 30 FI4H0
3HL NI Q40034 40 NV 3113 NO 403M3HL LV1d Q304003 3HL OL SNIGHOIOV ‘0Z 018 NS
NI 8 107 40 TIV OSTY “SNINNI93E 40 INIOd 3HL OL ATHZISIMFIMON SITONY LHOIN 1Y JON3HL

Hona -

3

100 W -
(3INNIAY WALNZO 079) € TIOMVd o
Q3dd¥W 1ON "S3SV31 G3GHOO3UNN HIANN SINVNIL 40 SLHOW (‘8L N NG SO ©

NOLDIS 0N YIS SUONED &>

@3ddvW 1ON (9 T130¥vd)
"$4Z8L1%7 "ON ININNOOQ SV '9¥6L "OC ¥3EN303Q G3CHOOIY *#b6) 'SL INNM OI¥Q SONY] QILERIOH
40 ONVAIANOD NI SLHOW TWH3NIW NV SW3NIN TI¥ 40 VLOSINNIN 40 3LvIS 3HL AB NOLLVAM3SZH

334 UL ATHIISVIHINON STTONY LHOW Lv JONFHL 334 [0 ATMILSVAHLNDS STIONY LMol
1y 30NHL U334 1L ATMILSIMHINDS INM QIVS SNOTY JONIHL LOFMIHL MANHOD ATZHLMON
ISON 3HL WO¥J 1334 G978 LNVISID ‘9 107 OIVS 40 3NM 3NNIAV TWHINID 3HL NO INIOd ¥ 1v/
ONIONIWWOD £ ONY & SIOT ONS 40 L¥vd LHL INLJIOX3 OSTY ONY *ISYAHINOS LIRIS HINIAIS
HIIM TITIVYA ONINNMY 0T3HL 3N ATMALSIMHLNGS 3HL “S0RIIHL 1333 22 ATMALSYAHLMON

O INONA 3HL ONLJING 2 ONY 9 SLOT 40 TIV OSTV 'L33MIS HLXS GIVS HLM NOLLOISMILNI

SU WOH3 1333 09 INVISIO 'S 107 QS 40 3NN INIAV NIGINNIH 1Sv3 3HL NO INIDd

¥ OL GNY HUM SIIONY LHOW 1Y NAYAQ 3N ¥ HUM NOLOSHILNI 40 INIOJ V DL LIZHIS HIXIS
QNS HLM TITIVIVd ATHILSYIHINOS 3ONZHL ISVAHINOS LIRUS HIXIS WOM3 1334 09 INVISIO
INDd ¥ ¥ S 107 OIVS 40 3NM 3NNZAY TWHINIO 3HL NO ONIONZHWOD 3NM V 4O ATMAISVIHLNON

03ddVN LON (G 1308Vd) “INVE H3LVMIO0ME 4O HOAVA NI ‘T7699101V
ON LNINNO0G SY ‘SL0Z ‘Z HOMYW U30M003H ‘G107 'S2 AMVN¥E3S G3LVO “ANVANDD AINIEVI
QAN VLOSINNIN ¥ 'OT1 'S3LVIO0SSY # VAV A8 G3LNO3IX3 SINIY ONV SISVAT 40 LNIHNOISSY

Q3ddVi 10N (§ T308Vd)
DINVE ALYMIOORE 40 ¥OAVS NI ‘00'000'0G1$ 4O INMDAY IWeONIMd TWNISIO 3HL NI ‘Z4699L01V

40 ATHIISINHIN
ANZNL %0078 N

v (8) 3n4 ONv ()

¥N04 aNv (g)
3JONIHL 1334 (09)

(¢

(¢S

SUNN KSR oY TR SUONI0 * ©
334 Sn0aN0D

= snonaema -

oumos os * *

NOLYATZ 10dS ONLISIX3

;8D

‘ON INIWNO0Q SY 'SL0Z 'Z HOMYN 030NOD3N ‘G107 'SZ ANVINNEZS G3IYQ 'ANVANOD ALTIEVTI 135 LiaRANOR 3did Now <<+ O+
ONIAT S ONY ¥ ' SL0T 40 1vd IVHL OSTV "ONLLSX3 MON SV N3NV NIdINN3H LSv3 QILNN VIOSINNIN ¥ ‘OT1 ‘S3IVIOOSSY % VAV A8 U3LNO3X3 IOVOLMON 3LvLS3 TW3W WIONINMCO (gL -
40 3N ATALSINHLNON IHL SO ATMIHLEON SNIKI Z 107 4O Livd IVHL “LM—OL ‘STIVA ANDHINY QN0 LNINANON Kow
“LS 40 NMOL 3HL OL NOWIGOY 5,00 TIN '0Z %0078 NI ONv1 G3BROS30 SNIMOTIOH 3HL 40 TV T3dd¥I 10N (2 T30uVd) “0ELLY0B “ON INGANOOA SV *L00Z '€ H3EOLOO s @
(GNNIAY TVUNIO $29 NV 809) 2 T30 3040034 3SYA1 40 INIANOISSY 40 WNONVHOWIN AB QD03 4O (3ON3AKI SV 'L00Z 'S7 MIBNALIIS
31Y0 3531 50 INFANOISSY Q3QUDOIUNN A8 ‘OT) 'SILNIION d3H SNN3Q OL TINDISSY ISTHIINI w0 O
(A¥3d0ud 10V158Y) VIOSINNIN ‘STIOGVANNIN ‘ISYIHINOS 133IS H. S.INVNIL '00S9G88 ON INIWNOOO SV 'S00Z ‘5L ¥3IW3LAIS 0304003¥ 'S00Z ‘Z INNF 3lva 3SVA1 40
QIEUISI0 MIHINN S| HOIHA "[33ULS HIXIS OIS HIM NDLIIISHIINI SII WOMS 133 WIONVIONSN A8 040034 30 O3ON3AIA3 SY ‘LNYNAL SY 'SNOLYOINIANOD IALLOVIAINI INOHA ¥VINdOd Tou o m
) T3HL 107 OVS 40 3NN IINFY NGINNGH LSV3 JHL 'NO INIOS ¥ OL ONY ° ¥/8/0 “ONI ‘SOIGNIS INOK HYINd04 ONY “GHOTONY] SY 'IN3WISIANI % LIvIS3 TWaH THORIN amowieo w - @
14 Ly NWQ 3N ¥ HUM NOLDISYIINI 40 INIOJ ¥ OL LIRUIS HIXIS ONS HUN TTIVevd v/8/0 IN3QISTY MAGAIONI VIOSINNIN ¥ “TXOMIN 3HOGO3HL NIIMLIG ONY AB ISVAT G30HOJIWNN (‘ZL L
ARILSYIHLNOS IONIHL ‘LSVAHLNOS LIIWLS HIXIS WONH 1334 (08) ALXIS INVLSIO INIOd V. THSITE SNOHTEL e
1v (2) 344 101 OVS 40 3NN 3NV TVAIND 3HL NO ONONIHNOO SSMOTIOS Y NMVAQ 3NN ¥ Q3ddv 10N (Z TIOMVA) '08SZ186Y ‘ON ININNI0Q s - g
NIKT STIVA ANOHINY “IS 40 NMOL 3HL OL NOLLOQV SANVANOD T 40 (02) SV 'ZLOZ ‘9 AWM 0304003Y ‘2102 ‘02 INNM 03LvQ 3SV31 O34IG0N 40 WNANVMONIW A8 QYOOI
A4 ANV “(# ) ¥N04 “(€) FIMHL SLOT 40 Luvd IVHL IAJANCO OL GIONILNI 40 G3ONIOAI SV °Z10Z '0Z NN O3LVQ °NOLLVHOSHOI IMVMVII0 ¥ “ONI 'N3LSIS TUSVD LHM AN oo 2
SISW3Ud VS ONINIDNDY "G3I¥OVA 38 OL ¥0 OALYOVA AJTIY ¥Q LIRIS ANY 40 NOLLDd GNV “4OSSTT Sv "TBIORIN 3H003HL NIIALIE ONY AS 3SVAT 40 INIWONIWY ISl A3QHOOTANN s - - [&]
ANV ONIGNTONI ONY SNINNIS3E 50 INIOJ 3HL OL 1334 (09) ALXIS 40 JONVISIO ¥ (6) 34 101 ¥6£608Y "ON_INJNNO0O SV "ZBGL ‘OF ATN" G30N003M ‘ZEEL ‘12 INNP UILVA ISV 40 ANONVEDNIN o
QIVS 40 3N KTZHLION THL INOTY ATMIISIM FONSHL *(S) INJ 10T QWS 40 I ATHSHLION A8 QHOO3 40 GIONIAIAT SV '33ISSTT SV “NOILYAOGHOO FWVAVIIO v “ONI ‘NALSIS TIISv —
SHL NO INIOd v OL 1334 (9'%Z1) SHIO!/9 ONV HNOJAINIML O3HONMH 3NO 40 IONVISIO 3UHM ONV "HOSST1 SY 13X0IE3N 3SINOT NIIMLIB ONV A8 2861 '\ LSNONY O3L¥0 3SV3T Q3CHOOIUNN (41 T10 10N o3
§n04 SLOT 40 3T KWAISIM IHL WOHA INVISIO 1334 (08) ALXS ONY 200 100 (5 O T SBONYE) 93 caos - 5
O TN NIVHQ SN Y ONOTY ah s OML-ALNOS 'STRITIQ (s¥) IMA-N0Y 39vd 'SQ330 40 £0¥L 008 NI “L£6L 'L v QTN IS 40 AVOLILE) S.4ANEHS NI 03INOSIQ SV “
Q3¥ONNH 3NO 40 J1ONY NV LV 3ONIHL 1334 (8'8L) SHIOL/BANY NIILH9I3 40 IONVLSIO v (+) 2 Nsva howo <+ B
i a1 ety Ay N 1ors Ge by Sy L v AmSHL 1H0ddNS 204 SNITING ¥ 40 TIvM AT3ISIMHINGS IHL 351 OL LHOR ININVHN3d 3HL O NOWNAMISRY (0L R
AAS 40 JONVISI ¥ "3IN3WY NI3NNGH 1S3 4O 3N ATA3HLNON JHL 34V (5 NV % °C "2 STIONG) “L+¥ 30vd 'STII0 40 CObL Y008 NI
ONOY ARISYIHLNOS JONIHL “3NNIAY NIGINNIH ISV3 JO NOLDISHIINI JHL 01 1334 (¢'90L) ‘€61 ') WY QI TS 40 AUVOLLED SIS NI 038RISIA SV SISONN ATTV 404 INGWISYE (6 @
SHIOL/S NV XIS GIMGNTH 3O 40 FONVISIO v ‘(%) ¥N04 ONV (5) 3N4 SIOT 40 3NN 1SIM , .
3L OOV ATHIHINDS JONIHL (S) 34 107 40 MINMOO ATNILSIM LSOW 3HL LY ONIONIWNGO VIOSANNIN ‘ALNNOD NIdANNAH ‘SITOdVANNIN A0 ALID ‘g AINATHIS DO B G
SHOTIOS SY ATINA JAON 03BMOSIA ONY STIVA ANOHINY IS 40 NMOL 3HL OL NOLLIAQY ‘ b : . ‘
SANYNOD TN “(0Z) AINIML %0018 ‘() T4 GNY. (+) MNO4 ‘() TIHL SLOT 40 Lva IvHL HONIAV NIAANNIH LISV 829 ‘AN HNNIAV TVHINAD 829 '+g9 '029 '80G ‘IS LAAYLS HL9 LOL
(133415 HI9 £01) | T30:vd ¢ —
IONI SHYOLSNOILVIS AVAITOH 404 AXAAINS VITV Rl
NOLLATYISAa TvOAT




SHLISNI

2717 NNILYOSNOD
TVANLIILIHOYY

910z ‘ul0€ sunp

|erwans ajoym
2y} Jo SaRWWOY

NI ‘syjodeauuipy

6000#
201§ uonels

: ADPIIOH
e B

J

al

ue|d adeospue | 9)IS o>_u_m_blw:____



£102 "2ul aImoayyoy adeaspue Buiuueld SIS Sausul

*Bip noA a10jaq 11eo sTvIS 12

N - 1_” I_ “MO]3 SJem iou el

(73
V4 D

EReT

VIHY HE

VIdY ONIGTING

xsse0 HIAOD QYH 0ISOL0N

30VdS NI3HO
a3sodoydd

IANCH SAMIHS €91 = QRUINOTS SAMHS ba
QIQIAON S3341 €1 = ATINDTA 63Tl £ |

I3 %1002
IS NI

woo saweduoafepioy@saneq ayel
(INOHa) 6e88-0E8 (256)
SZTT-LEVSS NI 'SITOGVANNIN
1S3/ °GA18 NYORINY L95F

d3Nve Ve

UIOVNYIW 1OIC0Ud SANVANOD AVAITOH OL
9310310 38 TIVHS 1O300¥d SIHL 40 NOLLONMLSNOD
GNY ONIGQIE OL G31¥134 SNOLLS3NO 1Y

3NSSI/NOISAZY v

X ‘A8 40O
X A8 Nmvad
“““ IBNAN 103r08d

NIN'SITOdVINNIW

6000#
JHOLSNOILVLS

ADpijoH

R SreeT owa

o100 € uoa0y

owE

wosauun

3AYISANYT ONINNYTd

0966-269-219 Xed TOPSS NI ‘sijodeauuiyy
O0E0V-98y-2T9  0ZZ BUNS 13211 PAIUL UMON T06

77T ANILIOSNOD
IVINLOILIHOYY




£102 "2ul aImoayyoy adeaspue Buiuueld SIS Sausul

*Bip noA a10j8q e

H " H |_ *MO|3( S:1eum mouy|

NV1d
3341 ONILSIX3

woo saweduoafepioy@saneq ayel
(INOHa) 6e88-0E8 (256)
SZTT-LEVSS NI 'SITOGVANNIN
1S3/ °GA18 NYORINY L95F

d3Nve Ve
IOVNYI 1D3C0Ud STINVANOD AVAIOH OL

9310310 38 TIVHS 1O300¥d SIHL 40 NOLLONMLSNOD
GNY ONIGQIE OL G31¥134 SNOLLS3NO 1Y

e

X ‘A8 40O
X A8 Nmvad
“““ IBNAN 103r08d

NIN'SITOdVINNIW

6000#
FOLSNOLLYIS

ADpijoH

R SreeT owa

o100 € uoa0y

PoE

wosauun
10 91915 81 J0 SHe| 34 J9pUN 1N adeISPUET PaSUDY AINp

i 10 ow q paredaid
1 oo Agaiay |

0966-269-219 Xed TOPSS NI “sijodeauuiny
O0E0V-98y-2T9  0ZZ BUNS 13211 PAIUL UMON T06

X NV Ad A3LON TWAOWIS ¥O4 SITAL

271 ANILIOSNOD 30N
IVINLOILIHOYY




€102 "2ul aImoayyoy adeaspue Buiuueld SUS Sausul

T1

3NSSI/NOISAZY v

x ‘A8 40O

X A8 Nmvad

“““ IBNAN 103r08d

NIN'SITOdVINNIW

6000#
JHOLSNOILVLS

ADpijoH

- 9NI9a3

S UOSULOT, X WD
oNd - 061
WAINV3I9 3Md SNOSNHOT
Seibue-2erou 1215y
— omd - €se
NV 1d ¥3LGV ANVIONT MaN
Sedo/015751] SNoA0IOAT
JdVYOSANVY1 GIssdoua T | O - eel -
eaundund eaoeuo] i
= ontd [el] o
WIMOTIINOD Idind .
Sikasiaby sisen
b onmd - 961
WVISONIZYIE IRIVad
-
(aNOHA) 6egE 0Ee (256) wedoos wLAYDEzIG
onmd - ove
SCTT-LEVSS NIV ‘STIOGYANNIN EIEE
1S3IM "GATE NVOIRIINY L9517 W3L6 3md 1N
edje eaundind eaoeuno]
y3NVE IVE e eaune 4 oMd . a2
A4FOVNYW 1O300d SAINVANOD AYOIIOH OL WIMOTJINOD TLIHM
03103210 38 TIVHS LO30Hd SIHL 40
GNY SKIQIE OL G31Y13 SNOILSINO 11V yeopueuayG, wniebun wiowed | . ez
SS9 HOLIMG HYOONYNIHG
JojooisIan S|
omd - g0z
Sril 914 Ima

Bunuerd jo sunoy g uiy

pasedaid pue papusive Auado.d usaq aney Sease bugueld [qun 9oUBWLIOD J0U (12US

ONIINVIJSNYAL ANV ONIINYTd "SINVId JAILYN

SUOS WNIAIW HO4 XIN NOILYIOLSTS ANV "ASISANN I1AIVad HLIM NISYd JAIINT 4335 ¥3IN0 '3

pauziem Aubnosous 24 leys feuesew Jueid Iy Q

20,1 ® feusiew qued eoedg D
soi05ds ueld anserul pue Spasm |2 WOl 2944 3 leUs 23S BUL g
veid ongeN v

GI1ON NIgva

R SreeT owa

o100 € uoa0y

wosauun

3AYISANYT ONINNYTd

0966-269-219 Xed TOYSS NN

O0E0V-98y-2T9  0ZZ BUNS 13211 PAIUL UMON T06

77T ANILIOSNOD
IVINLOILIHOYY

v 316 3ma 71N ! '
Tpaeisb uobodoipuy
iy
v 8
il
NN NOWNOD 100¥ e ALLNEAD

QNY 2UT1AOD S NOLLYTIVL

¥

SHINMO H3d

TIL N

y

330>

¥INNO OL ¥IAO N OL YORI SVIAY INJWIAVA JIING OL MO
ALID THL AG ASYSSIDIN GINTIA S ATNVd ONY 33

JAYOSaNYT TIY
OVAINOD

LN35Z4 40 O ;
“AONIIDILIA ANY 4O HINMO AJILOH

TUOS LOL ANV HIZNILHIL SL¥vd-S

SREI0 TIAVHISIONN ¥IHLO ONY ‘Sa33
$INMO 4O LEINOTS N

0 AG FONYL4200Y ONY NOLLTIINOD TYIOL NON a4 Tin (

=

1430 & TIVISNI "0 ¥

0 NOLLYORR

S 4O 374 ‘NYIID 30 TIVHG TIOK

§0 INIL
INO QTN

¥ IO OLd

SIH TLYNITHO0D TIVH

i

413G TIVHS HOTNA 12
G JAISLNO SITLTIV a

TIDTIN G2AG ON “HOTNA éval AOOMTYH JIA0TIHG ATIN 3

INOD
2@ @314300V
NOD 3dYOSANYT

S YOLDVAINOD 3d¥ISar

LN

A "SINYId TYINNTS3 HIULO HO "SSVAD AL

IOV NITHO 32 OL ANV IO %02-
3L 40 SAMHS

GRINOD 38 OL ¥I¥Y JILYOSANYT 4O 430

S

i




9102 *D"T7 “WNIOSUOD [eINJOBIIYOIY

eV

SNOILVATTE
dord31x3

910290 SNOISIAZY HSVI ¥VO ¥ JOVNDIS
o1vz-50 VLLINGNS AL

3iva 3NSSI/ NOISINZY v

i A8 0DI0IHO

i A8 NMVD

10990151 MISNNN 103M08d

NI ‘SITOdYINNIN
NIdINNIH B 'IAV TVHLNID

6000#
FOLSNOILYLS
ADPpPIeY

B

10vSS NI ‘siiodeauupy
022 2)NS 123118 PAYL YHON L06

0966-269-Z19 Xef
0E0t-9€+-219

27117 ANILYIOSNOD
TVANLOILIHOYVY

2OLOVAINGD Caliad
A SAYIS ON M Waiod

3581d IO - Aalod

S0 TAALS SSTNIVIS—_|
I7NO¥E INIvel
- vTIoa a3dvHEN |

Gelind SO — |

23 Tdels
AONYD 4D QIAIAONel

- 9078 NO O99MUS HOLYW
OL ZéANIXEL ¥ 20T

- STENV W.aW aZauxa —t

o B2
P ———_
EE9T 2284 Bp|g Yanos uo uBIS 32|
WOl = .9l/E
z e e T s we s
Nvld 30072 HEWYM alv 2 Q
T
v ow v
= T N A N =
i 0w s
i
T VL 0057, TN
& Taous
o e G =
r B I w009 ] s
B o000 B ] -
P 5985 009, 7906] TN
f Usem 153
@ X =i S
E_ [ EE e v
—— 6% 0500 w33 s
o === L 338] AN UG 0801 Jo JieH] E53 Go6eT] 58| =y
: = — [ S Ty I N
e £ == ) Tapia|
- == Ferodors| PRIy | .
o —— sofeuss| 3o ameudis| WHUTIEM|
© o y
@‘ — OV v o pamE 9 2 R )
1 — - e
&  eare wnuen|
N ) ] i o : . 5 08T = o3 R Baoelon ek Bl o v e
el et I I I <ol EaES o o Sl
g i § N ot 205 20
0z aus o
FVEOE o 100 sheuss
<N 5 g
d e sBeuds pasodorg
/ s
N S IOdE I 600K 5
WOl =8/ c
TANSOTONT Hovall
o] NoIvEEwE iom o
(i VUVEEIETY 3 ol aive
a
SNIATING HOLYA » A A3
oL 218 oNiaTing
[~ HOLYW
| ANVE 0221US OL olag.
SNOILVYAZTE AJONYD Sv2 —— oo
=— —
Naoo
/LA(EX Ni=Fad N AT NIl
HEINIJ V31D NI YT M
NOIVATTI IR [ S3iv avat
NOTIVAST= RIMES NOIVATTT I55M M NS v
o e o ozE seE oze o
: T
&
— - = - 2
T sdowowan = °
& 1NEWAYS 40 INOd Iy m
M‘ LSTHOH ANV VIoSvd W‘ IS
z aones \aiEa =
= mOZ(M(N.Ao\_ =
2311ddns i
£ AdONYD 4G G3AAONA
- '©d7a No 02N w ] B
HOLVW OL ZiIxaL 5 5
Vacros - STawe +
TVLIA aZanLX3L
(35 bLL) 0801
AINNIWTTT WLZ: ONHEV 1
avo 40100 AT
0T DRUDTTE Qv IO-YNT 1 = }
NOTLV/=T HISioN NOIVATT 153
[ [ T T o
o o o o
| AdONYD 230NN INTATAYS B
= 40 INIOd 153HOIH =
& OGNV WI0EVa AONYD & N
= NImLE sz(K(m.ﬁ(\.M AdONYD AG CFAIAON e 2TNTA INOLS NIHL
: H g g e
OL RAUXIL § WOTOD
- STENYA TYLIW XL
N D oNHEYH Teian Nl
la T —T
it ; ; S L[ Il ] L] ﬁ
(45 7.L) 0907 s vLL) 05071 a2 005 B8
RN 2 CELYNINITII L2 DRUSTE, AYTOWNI
o

SNIHEY T
dv0 %0700 3NTa
SRUITR, AV TN

028

=08




- EREE
-0 28 (e g E ] |2 E v 2
4 g3 (@] Zs 2 55 o~
4 dg x| = o fo : 7 E
Pz 9|28 23 us <
< O ua HEIH
BD p & = o >< 8 El§ X w
w2 0|2R 3 EEE Wi
F% B8 o E E (- HHEE
— 58 s HEE G|l w
G2 o 2T
VZ ¢ (7)) oI (EHEIRE
Z0 i s) HEERE
<0 ::
. ¥
- HEEE
o8 % s 3
fiw 8% % 88 A
2 Wi 7 "ot ‘9?
58 2 S 3l
H J & . !m !;) !ﬁ By 2‘ & &%
g < i ¥ Poey o Hm
2 ‘ 8§ ‘u g MR Lf
5 ‘ ! . 5 35 Bu
! o E‘ h T R
T $eo [ u LI
w395 4 i R
: Seis I it B 2 | | )
y chEl il F$ I P
o gy 240 i o e N A—
i 25 i Il geas !
rg3% Ftg = . ] e -
e 2 . deed o 488
4 \ g ¥“§§ % giis &
3 2 3 N as 4
R o8 , w54 Beig o
§§33 5 5 9 I g 3
gEnse |2 2p | i [
jmhf)g » §ﬁ§ Ey I g E
S IRy g ! 8l 8
gy o bag 4
g 236 9z T .
'FR 3 aze 2 o) |
§% g 5 gl 5
s iz | 2 z
- g : 4 st Qh
%ék 4 3% ? mig ‘353 %é uy
2 255 % Rk B ok e Ehe EEI e
3 g ohe¥ D 3 3 E & i 38y W ZEY 4E g
2 b & s ‘; a oR gm 228 iz §§ m‘
< § ﬁ&i P e ‘ M‘ EE% ‘ £33 & g
o < g 5 o ‘ ! S i | :
o g L ‘ ‘ \ b
ol 1 ) : — :
hH 5= u : N
< ié O g
- un
] 2 9
RH S
— gk
5§ if: S
q R i §3= i
§4 u &
g ]
it <
z; %
jl? y N
i\ ®
- 5 =
B L
- \I\I\I\
2 mmlm —_— _ o
3 | . H 4.4
$ 5 \Mm \H\NHN\NNWN\\
< 8 7] il 3 gog>
[ L B iy | § Hsg g
v 4 hd guss
g : S8
¥ | 5 £
oh Q 5
1% o H]
dg =
EE u 58
e ||\\NNN“HHNWW“ i
5 7 Sge
= R |||||“||I <5 8
; 5 kix
o fj Rei) N "
< SEES ]
| pidk
- 5320
933
|\NHN“HHNWN vekl i
§ z
Bt 8
JF
8 8 § N
b i
, i i il o
g 2 T
E N ME 5
& SERe 8§
= o < g
ey
5% @ 3
mm DD 3 £ ¢ & i‘
3.8 ¢ R TINE LRSI
g g S IR I M R B 2 &
288 9lky 8 R, | B, P80 B mez b 8
be 8 “ 2/ 8% 850 83 § |58 Ay o0 Bt 3
e 3 ¥| 834 883 3= o84 Jord 48 g3 2 ©
bty il ! ottt I EEIR
R 3¢ 25z 3 i N I )
%mgé a AL 5 §§g géi gy;é g§§ %%%g i; % %
e E 308 il 2‘ BE I B gk
T E | Bz b0 sk | 6 55 s :
g ] z . 3% e AN
% pUE (U e
O z

Architectural Consortium, L.L.C. 2016



9102 "D"T7 “WNIOSUOD [RINJOBIIYOIY

IV

NV1d 400714

o1vz-50 WLLINGNS AL
3iva 3NSSI/ NOISINZY v

A8 0DI0IHO

A8 NMVAID

MIBNNN 1031084

NI ‘SITOdVY3NNIN

6000#

ADPpPIeY

CC

NIdINNIH B 'IAV TVHLNIO

JHOLSNOILYLS

0966-269-Z19 Xef
0E0t-9€+-219

10vSS NW ‘siiodeauuipy
022 2)NS 123118 PAUL YHON 106

27117 ANILYIOSNOD
TVANLOILIHOYVY

HixON

&

oL
OL SNIvaa J002 YNNI OL 3015
H00% "1 ¥d /I FOVNIVNG 2008

RTINSO
‘8-A 3dAL NOLLOMLUENOD oNiaTing
45 9gl'e

46 995G

YRV 00 STTVS
VRIY 55029 oNIaTIna

Ol = w9V

Nv1d 50074 @

oo 5

Y1va oNIaTing

(NI BMOL 51D T2400 TN
(UL OFTH BAUSYHHYO DNV
AN VAL @l

oV SNIT00? 33000

Sa09sIONY VZZid

NRIM Y221 HEDLAAY H 0LV
(HOLILINOD) PEZTREI v SN WA
VAR 0N - SNHOVA DIVHETIN TV
NEAD DHETE NYAORIL LY-HON

(LA 1 MON ) € - NIAD €1 OO
251005 MOZ Lidowd 78

TIVM 20 22v:4 NI ST NV 51D (WVT 201) A
SOV e F00 @l

NHOW 334400 G301 LHOIRA LN

0¥ M G- IS TIGNIS

oval DAM SIDIOVA VL

Soval oS SNl

TiRie ¥ TIon 106
262 HIMANVS Wi NASHINGS 21

25V ATivE ONE Nvel 12

A¥Te6Ia SUEHAN0D A
SUNGHANGD CUVAZEN MO
(@iov1s) € - MeMarioM

£ - i BN WIONT

@0 ENGHF (A 30D 23N ST
R 2202 33N

2 - a9-Sa5E VTS COL AT T &
NS S TN
UV WA

- - D L YA

- onionvo

TM 40 3ov4 NI SIATTS 40 G100
M 04 91 BAVI BERSE

OOV OPOROOVPODPRODOROOOORRPOIIRIRIPOIIRRRIRR®

ANTNGINOF

FOVINOR TIVM TWLOL

1O L

I

=T

1oz

s3vEv soh vay
r=

e

Zovaols
2604 FOVINONL

TIM &bl =

e

N

G

FOYROLG 20+ IOVLNOA TTWM L6 =

FOYINOR TTYM TWLOL

Tneas

@20l




S[BLIAJEW PUE SI0[0D INOAR] JUILIND 10] UOHBULIOJUT [EUONIIPPE 99§
*A[uo sasod.ind uolssnostp 10y axe A3y, ” “BUTIDPUAI SIsHIR UL ST SIY],

910z ‘ul0€ aunp

SHLISNI lelugng 9|oyp ayj jo asaniwwod
571 WNILYOSNOD NW ‘stjodeauupy Qﬂ-n_— . @
FRAIIBR 6000# ©101S UoNEIS _

$3IpPNIS 1X81U0D



S[BLIAJEW PUE SI0[0D INOAR] JUILIND 10] UOHBULIOJUT [EUONIIPPE 99§
“A[uo sasodnd uotssnosip 10y axe A3y, “BUTIPUST S)STIIE U ST STYT,

9102 ‘ylog aunp
SHIION |EYHWQNS 9]OYM BY} JO 32)HWWOD

€,
3711 WNILYOSNOD NI ‘sijodeauuly

IVANLALIHOEY 6000# 92401S uoljels

S3IPNIS 1XaJU0Y



S[BLIAJEW PUE SI0[0D INOAR] JUILIND 10] UOHBULIOJUT [EUONIIPPE 99§
“A[uo sasodnd uotssnosip 10y axe A3y, “BUTIPUST S)STIIE U ST STYT,

9102 ‘ylog aunp
SHIION |EYHWQNS 9]OYM BY} JO 32)HWWOD

€,
3711 WNILYOSNOD NI ‘sijodeauuly

IVANLALIHOEY 6000# 92401S uoljels

SaIPNIS 1XaJU0Y




S[BLIAJEW PUE SI0[0D INOAR] JUILIND 10] UOHBULIOJUT [EUONIIPPE 99§
*A[uo sasod.ind uolssnostp 10y axe A3y, ” “BUTIDPUAI SIsHIR UL ST SIY],

910z ‘uiog aunp p—
SHLISNI leriugngs ajoym ayj jo asiwwod 11129 Wl AOP!IoH

577 INQUNOSNOD NW ‘stiodeauuiy Qﬂ-n_——.—._”
IVANLDALHDAY 6000# 92401S uoljels { . @

SaIpMS 1Xa1U0)



S[erIa e %:a $10]03 “INOAR] JUILIND 10J UOHRWLIOJUI [RUONIPPE 39S
“A[uo sasodnd uotssnosip 10y axe A3y, “BUTIPUST S)STIIE U ST STYT,

9102 ‘ylog aunp
SHIION |EYHWQNS 9]OYM BY} JO 32)HWWOD

€,
3711 WNILYOSNOD NI ‘sijodeauuly

VMDY 6000# 401§ uoljels
\

&

S3IPNIS 1XaJU0Y



i 9102 ‘ylog aunp
maﬁ ISHIANS DI0UM 21 10 930D

717 WNILYOSNOD NI ‘sijodeauuly

IVANLSALIHDIY 6000# 9240]}S uoljels

M3IA YLION




9102 ‘yrog aunpe
SN [ETIWANS B|OYM Y} JO SBJUWWOD

€
2717 NNILYOSNOD NI ‘stiodeauuiy

IVANLALIHOEY 6000# 94031S uoljels

= = —

M3IA }se]




i 9102 ‘ylog aunp
S ISHIANS DI0UM 21 10 930D

2717 NNILYOSNOD NW ‘siiodeauuiy

IVANLDALIHDAY 6000# 9240]}S uoljels

M3IA YINOoS




9102 ‘yrog aunpe
SALINI [ETHWANS BOYM BY} JO 93FWWOD

211 WILHOSNGD NI ‘sijodeauuipy

TVARIILHAY 6000# 401§ uoljels

.

| LETT
AARENAE) SR A " SO

| - o "
pdi x B = r
S e i i O g

|
o LT __ERJIL.

—

MBIA 1SOM




Holiday Stationstores 620 Central Avenue NE
Intersection of Central Avenue NE & East Hennepin

1. View north from the intersection of Central Avenue NE and East Hennepin



Holiday Stationstores 620 Central Avenue NE
Intersection of Central Avenue NE & East Hennepin

3. View north on East Hennepin from the intersection of Central Avenue NE and East Hennepin






Holiday Stationstores 620 Central Avenue NE Existing Structures

1. Holiday Stationstore 107 6th Street SE from 6th Street

2. Holiday Stationstore 107 6th Street SE from East Hennepin



Holiday Stationstores 620 Central Avenue NE Existing Structures

3. Holiday Stationstore 107 6th Street SE from Central Avenue NE

4. White Castle 608 Central Avenue NE from Central Avenue NE



Holiday Stationstores 620 Central Avenue NE Existing Structures

5. White Castle 608 Central Avenue NE from Central Avenue NE Parking on side

6. White Castle 608 Central Avenue NE Drive Through and parking at rear



Holiday Stationstores 620 Central Avenue NE Existing Structures

8. 620 Central Avenue NE Rear of Oxman’s Luggage Building



Holiday Stationstores 620 Central Avenue NE Existing Structures

9. 628 Central Avenue NE Fish House from Central Avenue NE

10. 628 Central Avenue NE Fish House from 7th Street SE



Holiday Stationstores 620 Central Avenue NE Existing Structures

12. East Hennepin inside boulevard 2 lanes wide



Holiday Stationstores 620 Central Avenue NE Trash Enclosure
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Minneapolis Development Review
250 South 4™ Street

Room 300

Minneapolis, MN 55415

Preliminary Development Review Report

Development Coordinator Assigned: MATTHEW JAMES
(612) 673-2547
matthew.james@minneapolismn.gov

Status * Tracking Number: PDR 1001449

Applicant: HOLIDAY STATIONSTORES, INC
4567 AMERICAN BLVD W
BLOOMINGTON, MN 55437

Site Address: 107 6TH ST SE

608 CENTRAL AVE NE
620 CENTRAL AVE NE
620 CENTRAL AVE NE
624 CENTRAL AVE NE
628 CENTRAL AVE NE
625 HENNEPIN AVE E

Date Submitted: 31-MAY-2016
Date Reviewed: 09-JUNE-2016

Purpose

The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their
proposed development. City personnel, who specialize in various disciplines, review site plans to identify issues
and provide feedback to the Customers to assist them in developing their final site plans.

The City of Minneapolis encourages the use of green building techniques. For additional information please check
out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp.

DISCLAIMER: The information in this review is based solely on the preliminary site plan submitted. The
comments contained in this report are preliminary ONLY and are subject to modification.

Project Scope

Holiday Stationstores (in collaboration with White Castle) is proposing to reconfigure and redevelop the triangle
of land bounded by Central Ave NE, 6th Street SE, East Hennepin Ave and 7th Street SE in order to allow each
company to individually rebuild their respective facilities under seperate development applications becoming the
only uses on the block.

*Approved: You may continue to the next phase of developing your project.
*Resubmission Required:  You cannot move forward or obtain permits until your plans have been resubmitted and approved.



Minneapolis Development Review Tracking Number: PDR 1001449

Holiday Stationstores is proposing to relocate their facility to what is generally the northern half of the triangle.
The new facility will include a 6,000 s.f. convenience store, a 2,400 tunnel car wash, and new gasoline islands
with 16 fueling points.

Review Findings (by Discipline)

O Historical Preservation Committee

e There is no HPC flag on this property. HPC review is not required at this time. However, HPC review will be
required for all wrecking permits pertaining to the removal of existing structures.

QO Business Licensing

e Continue to work with Matthew D. James at (612) 673-2547 concerning a Food Plan Review, SAC
determination and any Business License application submittal that will be required for this proposed project.

O Addressing

e Per City of Minneapolis Street Naming and Address Standard VV1.22, the City of Minneapolis holds authority
for assignment of all addresses, verification, change, and/or additions. Each assigned address number uses the
street that provides the best/direct access for life safety equipment and best/direct access to the occupants.

e The address for the proposed Holiday Service Station building will be 620 Central Ave NE. This address
meets the City of Minneapolis Street Naming and Address Standard requirements.

e When assigning suite sequences the following guidelines are as follows:

e The first one to two digits of the suite sequence humber will designate the floor number of the site.
e Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not common
areas. For example, laundry rooms, saunas, workout rooms, etc., would not be assigned numbers.

a Parks - Forestry

e Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org) regarding any questions related to
planting, removal or the process for protection of trees during construction in the city right of way.

e Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted
an update to the existing Parkland Dedication Ordinance. The adopted City of Minneapolis Parkland
Dedication ordinance is located in Section 598.340 of the City's Land Subdivision ordinance:

o  http://library.municode.com/index.aspx?clientld=11490

e Asadopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded
per ordinance) and for commercial and industrial development it is $202.80 per development employee (as
defined in ordinance). Any dedication fee (if required) must be paid at the time of building permit issuance.

e As proposed, for your PROJECT, there will be no Park Dedication Fee collected.

e This is a preliminary calculation based on your current proposal; a final calculation will be made at the time
of building permit submittal.

e For further information, please contact Matthew D. James at (612) 673-2547.

Q Zoning - Planning

e The proposed project requires review and approval for several land use applications including a conditional
use permit to allow for a automobile convenience facility, site plan review and a minor subdivision to allow
for the combination of the existing parcels and the division into two parcels. These applications require
reivew and approval by the city planning commission. Staff will continue to work with the applicant on the
required site plan improvements through the site plan review process. Resubmissions for PDR should be done
once the site plan review process is complete.

O Right of Way

e The site plan does not indicate locations of proposed electric utility transformers; it is recommended that the
Applicant begin discussions with Xcel Energy as soon as possible in order to identify electric utility and
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transformer locations on the site plan. It should not be assumed that the City will approve any proposed
transformer location in the Public right-of-way.

An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as:
plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks
and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised
landings, retaining walls, access ramps, and railings (NOTE: railings may not extend into the sidewalk
pedestrian area). Please contact Bob Boblett at (612) 673-2428 for further information.

Note to the Applicant: Any elements of an earth retention system and related operations (such as construction
crane boom swings) that fall within the Public right-of-way will require an encroachment permit application.
If there are to be any earth retention systems which will extend outside the property line of the development
then a plan must be submitted showing details of the system. All such elements shall be removed from the
Public right-of-way following construction with the exception of tie-backs which may remain but must be
uncoupled and de-tensioned. Please contact Bob Boblett at (612) 673-2428 for further information.

In addition, any elements of an earth retention system and related excavations that fall within the Public right-
of-way will require a "Right-of-Way Excavation Permit". This permit is typically issued to the General
Contractor just prior to the start of construction. However, it is the Applicant's responsibility to insure that all
required permits have been acquired by its consultants, contractors, sub-contractor's prior to the start of work.
The Applicant shall provide a complete "demolition plan" that clearly defines the limits of disturbance for the
entire project. It is recommended that the Applicant consider providing a "demolition/erosion control plan”;
which will allow early access to the construction site.

O Street Design

The demolition plan shall clearly define the limits of disturbance. All existing driveway aprons and all curb
& gutter surrounding the site shall be identified for removal. It is recommended that the Applicant consider
the removal and replacement of all existing sidewalk surrounding the site. All impacted sidewalks, curbs, and
boulevards shall be restored to City standards.

For detailed information related to City of Minneapolis standard specifications, details, and standard plates
refer to the following: http://www.minneapolismn.gov/publicworks/plates/index.htm.

All driveway aprons shall be designed and constructed to City standards with a maximum 5’ radius; however,
a smaller radius could be considered given the need for larger than typical driveway aprons and maintaining
ADA compliance across the Public sidewalk. For questions related to driveway widths and sidewalk ADA
compliance please contact Paul Miller at (612) 673-3603.

All driveway aprons shall be shown graphically correct on all related plan sheets. Per Minneapolis standards,
the driveway aprons shall not be depressed across the public sidewalk, and no ADA pedestrian ramps shall be
constructed on either side of a drive approach. Please refer to the following:
http://www.minneapolismn.gov/publicworks/plates/public-works_road. Add the following details from the
ROAD-2000 Series - Driveways to the plans: ROAD-2000-R1, ROAD-2001-R1, ROAD-2002, and ROAD-
2003-R1.

Based upon the demolition plan provided; rather than leaving small sections of existing curb the Applicant
shall provide for removal and replacement of all curb surrounding the site. All curb & gutter in the Public
right-of-way shall be designed and constructed to City standards, curb & gutter to be City standard B624 Curb
and Gutter. Please refer to the following: http://www.minneapolismn.gov/publicworks/plates/public-
works_road. Add the following details from the ROAD-1000 Series - Curbs and Gutters to the plans:
ROAD-1003 and ROAD-1010. Top of Curb profiles shall be provided for any section of curb replacement in
excess of 50 feet.

.0 Sidewalk

The demolition plan shall clearly define the limits of disturbance. It is recommended that the Applicant
consider the removal and replacement of all existing sidewalk surrounding the site. All impacted sidewalks,
curbs, and boulevards shall be restored to City standards.
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Note to the Applicant: Any existing concrete infrastructure in the public right of way, including but not
limited to public sidewalks, curb and gutter, and ADA pedestrian ramps, that are either currently defective or
that are damaged during construction shall be removed and replaced.

The Project streetscape shall be designed in accordance with the Access Minneapolis design guidelines; see
http://www.ci.minneapolis.mn.us/publicworks/transplan/index.htm for further information. Specifically, the
pedestrian zone is of concern, a minimum 6'-0" clear zone (un-obstructed) sidewalk shall be maintained for
the length of any block in a straight line (the clear pedestrian zone cannot "jog" around planters and tree
grates). Locations for site furniture, tree grates, planters and other proposed design elements that fall within
the Public right-of-way shall be modified to provide for the required pedestrian clear zone space. For further
clarification, site plans shall be fully dimensioned in relation to the property lines, Public right-of-way,
sidewalks, street furniture, landscaping, utilities, and other obstructions.

ADA compliant pedestrian ramps are required at each impacted crosswalk surrounding the site (recently
upgraded ADA compliant pedestrian ramps shall be protected during construction). Include the appropriate
details and standard plates in the site plan, refer Mn/DOT Standard Plan 5-297.250 Pedestrian Curb Ramp
Details at: http://standardplans.dot.state.mn.us/stdplan.aspx.

Q Traffic and Parking

The nature of the proposed development is such that traffic impacts will be an issue; please contact Allen
Klugman at (612) 673-5750 to discuss. It is recommended that curb cuts be consolidated as much as possible
for all development projects; the Applicant should consider alternatives to the curb cut from the car wash to
Hennepin Ave. Ata minimum, the car wash access to Hennepin should be controlled with devices such as a
gate arm or removable bollards.

The Applicant shall note the location of any existing Metro Transit "bus stops"” on the site plan.

Current ordinance states that all maneuvers associated with vehicle circulation, loading, parking or sanitation

pick up for a private development shall occur on private property. Please provide a narrative explaining the

trash removal operations. Per City Ordinance the Applicant shall provide for (and identify) a solid waste
collection point (SWCP) on the site plans. The location of the SWCP is subject to the review and approval of
the Public Works Department.

All street lighting (existing and proposed) shall be shown clearly on the site plan. Prior to site plan approval,

the Applicant shall contact Joseph Laurin at (612) 673-5987 to determine street lighting requirements. Note:

If decorative street lighting exists on the proposed site it must be preserved or replaced at existing levels.

Street lighting will be strongly encouraged in areas immediately adjacent to existing lighting systems, in high

density areas such as Uptown and the University of Minnesota, and along major pedestrian corridors and

business nodes as identified in the Minneapolis Street Lighting Policy.

Note to the Applicant: In addition to the various required construction permits, impacts to existing traffic

signal and street lighting systems (including installation of new street lights) will require the Applicant and

respective Contractors to arrange (and pay) for inspections with the Traffic Department, please contact Dave

Prehall at (612) 673-5759 for further information.

Note to the Applicant: The construction of this development will likely require the use of Public right-of-way

(roadway and sidewalks) for construction purposes. A request for an estimate of street use and obstruction

permit fees can be made to the City's Traffic Department; please contact Scott Kramer at (612) 673-2383 for

further information.

Note to the Applicant: Please add the following notes to the site plan:

o Street lighting installed as part of the Project shall be inspected by the City. Contractors shall arrange for
inspections with the Traffic Department, please contact Dave Prehall at (612) 673-5759 for further
information. Any lighting installations not meeting City specifications will be required to be reinstalled
at Owner expense.

e An obstruction permit is required anytime construction work is performed in the Public right-of-way.
Please contact Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane closures. Log on to
http://minneapolis.mn.roway.net/ for a permit.
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e Contact Allan Klugman at (612) 673-2743 prior to construction for the temporary removal/temporary
relocation of any City of Minneapolis lighting or traffic signal system that may be in the way of
construction.

e All costs for relocation and/or repair of City Traffic facilities shall be borne by the Contractor and/or
Property Owner.

e Contact Doug Maday at (612) 673-5755 prior to construction for the removal of any City of Minneapolis
right of way signs that may be in the way of construction.

Q Water

The site plan does not include a "demolition plan™ and the limits of disturbance are not clearly defined. All
existing and proposed underground Public Utilities (water, sanitary sewer, and storm drain) shall be shown on
the site plan with corresponding pipe sizes and types. For Public watermain infrastructure records call (612)
673-2865. Any existing water service connections to the site shall be noted on the plans for removal, and
shall be removed per the requirements of the Utility Connections Department before any new service lines
can be installed, call (612) 673-2451 for more information.

Meters shall be set at the point where the service line enters the building and shall be set in a location where it
is easily assessable. Domestic service lines larger than three inches require a Bypass Assembly (see
attachment). Domestic water and fire service connections should run in a line perpendicular from the
watermain straight into the proposed building to the meter location. The current site plan indicates a service
connection to Hennepin Ave. with bends which are generally not allowed. Please contact Rock Rogers at
(612) 673-2286 to confirm domestic water and fire service layout, manhole construction, connections, and
sizes.

O Sewer Design

Stormwater Management: The project is considered a connected action to the proposed White Castle
development submitted concurrently for review and is therefore subject to the stormwater treatment
requirements of Chapter 54 of the Minneapolis Code of Ordinances. Please provide the necessary
documentation and analysis demonstrating compliance with Chapter 54, including stormwater calculations,
BMP maintenance plans, etc.

The proposed rain garden is in close proximity to the fueling stations and fuel storage tanks. Please describe
what measures are proposed to ensure contamination of groundwater, due to the proposed infiltration practice
and site use, will not occur.

The existing conditions subcatchment area should be broken down to subcatchments as they discharge from
the site. For instance, it appears that some of the runoff is directed to Central Ave NE, while some is directed
to 7th St SE. Rate control requirements must be met for each discharge point to the City system, not just
overall for the site.

The P8 model should be run for a 1.25" rain event. The current model appears to be run for a year's worth of
data, but includes a 1.25 precipitation scale factor.

The flood pool and outflow devices characteristics should be included in the P8 model of the detention
system.

Please add the following note to the appropriate plan sheet: The Contractor, property owner or responsible
party shall contact Minneapolis Surface Waters and Sewers 48 hours prior to any excavation or construction
related to or in the location of the proposed Stormwater Management BMP (Contact Paul Chellsen, (612)
673-2406 or paul.chellsen@minneapolismn.gov).

Please add the following note to the appropriate plan sheet: Upon the project's completion the General
Contractor, Property Owner or Responsible Party shall provide to the Department of Public Works a Final
Stormwater Management Report including record drawings. This report will serve as a means of verification
that the intent of the approved stormwater management design has been met. This final report shall
substantiate that all aspects of the original design have been adequately provided for by the construction of the
project.

Surface Drainage: Please identify the location of roof drains or discharges.
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e Utility Connections: The proposed storm sewer service connection to the City main should be core-drilled
and a saddle tee fitting installed, per City of Minneapolis Standard Supplemental Specifications. A new
manhole is not permitted for the connection. Please revise the plans accordingly. The storm connection
should also be made going with the direction of flow of the main or at a right angle to the main.

e The proposed sanitary sewer service connection to the City main should be core-drilled and a saddle tee
fitting installed, per City of Minneapolis Standard Supplemental Specifications. Please note this on the plan.
The invert of the connection at the main should also be within the middle third of the main.

e Utility: All existing public utilities (water, sanitary, and storm sewer) on and adjacent to the property should
be shown on the utility plan with corresponding pipe sizes, types and invert elevations. For City sanitary and
storm sewer infrastructure records contact (612) 673-2405.

e Erosion Control: Haybales are not permitted as erosion and sediment control devices in Minneapolis. Please
revise the plan accordingly.

e Non Stormwater Discharges: Detail all mechanical and non-stormwater discharges. Non-stormwater
discharges are not permitted unless approved by the City of Minneapolis. Non-stormwater discharges not
declared and approved will not be permitted. If there currently are none and nothing is proposed declare this
status on the plans.

e For comments or questions on Public Works Surface Water & Sewers Division related requirements please
contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov.

O Construction Code Services

e The plan as submitted meets the requirements of the Construction Code Services Division.

e A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for
the proposed project. Please refer to this link for more information
http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability charge.pdf or
SACprogram@metc.state.mn.us.

Q Fire Safety

e Fire department connection must be located on the address side of building and within 150 feet of a fire
hydrant.
e Maintain fire apparatus access at all times.

0 Environmental Health

e Permits will be required for the removal of existing and installation of new tanks for the gasoline service
station.

e Other projects in the area have encountered contaminated soil and addressed this through the Minnesota
Pollution Control Agency Voluntary Investigation and Cleanup program. Some sites also encountered a
perched water table that required dewatering during general site excavation and construction. If impacted soil
is encountered during site activities work will need to stop and notification provided to the MN State Duty
officer at (651) 649-5451.

o If dewatering is required during site construction see below for city permit requirements. The highest
groundwater level expected for this site should be determined and used in establishing the lowest level for and
open space, subgrade structures should be designed to prevent infiltration of groundwater without the need for
a permanent dewatering system being installed. If a continuously operating permanent dewatering system is
needed it must be approved as part of the sanitary sewer and storm drain site plan approval prior to
construction beginning.

e No construction, demolition or commercial power maintenance equipment shall be operated within the city
between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and
state and federal holidays, except under permit. Contact Environmental Services at 612-673-3867 for permit
information.

e Permits and approval are required from Environmental Services for the following activities: Temporary
storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and
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discharge of accumulated storm water or ground water, underground or aboveground tank installation or
removal, well construction or sealing. Contact Tom Frame at 612-673-5807 for permit applications and
approvals.

o A review of the project, permits issued and an inspection from Environmental Service for identification of
equipment and site operations that require annual registration with the City of Minneapolis will occur for this
project.

END OF REPORT
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