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All existing curb and gutter shall be removed in order to provide a consistent upgrade around the perimeter 
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200 CENTRAL AVENUE SE
STATEMENT OF PURPOSE AND DESCRIPTION OF PROJECT

REVISED AUGUST 19, 2016

PROJECT OVERVIEW

The proposed use for the project site is a 214 unit luxury residential tower with retail on the 
ground floor, three levels of underground and three levels of above ground parking.  The first 
four floors will form a pedestrian-scaled podium level, above which will rise a slender point 
tower.  The existing building on the site, the Washburn-McReavy Funeral Chapel building at 200 
Central Avenue SE, formerly known as the St. Anthony Commercial Club, and an addition known 
as the St. Anthony Athletic Club building at 113 2nd Street SE, will be demolished.  The project 
intent is to design a contemporary, high-quality and durable building that will be an attractive 
addition to the City’s built environment without detracting from its historic character.  The 
project will greatly enhance the pedestrian realm and respond to important City goals for 
increased residential density and transit-oriented development.

DESIGN INTENT AND GOALS

The design strategy calls for a time tested podium / point tower approach that adds active 
transparent street front uses to this otherwise quiet site that is currently fronted with parking 
lots.  The proposed construction creates a 4-story podium that maintains the scale of the 
historic commercial buildings in the St. Anthony Falls Historic District, notably those along Main 
Street SE where there are 19th century, 3-story commercial buildings.  The cladding of this 
podium will be primarily in glass and stone, even on the non-primary facade.  The stone will tie 
the podium back to the cladding of historic buildings in the area, including the Pillsbury Library 
and Pillsbury A-Mill, among others.  The tower portion of the project is primarily glass with 
polished pre-cast concrete and is set back significantly from the east and south property lines.  
Along the east property line, the tower is set back between 75 and 80 feet from the property 
line and 85 to 94 feet from the adjacent parking ramp.  Along 2nd Street the tower is set back 
between 39 and 52 feet from the property line and approximately 60 feet from the street curb.  
At the north side (adjacent to the Pillsbury Library property) the tower is set back 15 to 17 feet 
from the property line.  Along Central Avenue, the tower is set back between 14.5 feet and 22 
feet from the property line and approximately 22.7 and 30.2 feet from the street curb.  The site 
area is 34,762 sf and the tower has a footprint of approximately 12,600 sf.  The tower is 
roughly one-third the size of the site area.  This is consistent with examples from other peer 
cities in locating point towers adjacent to iconic and historic buildings.

A highly visible commercial space with residential liner units above will front along Central 
Avenue and 2nd Street, bringing life and activity to this block.  The residential lobby will be 
located off of 2nd Street. Service access will be provided from a one way drive off of Central 
Avenue.  Parking for the commercial tenant will be provided off-site in the adjacent public 
parking ramp.  Residential parking will be located in three levels below grade, and three levels 
above grade, all accessed off of 2nd Street.  The fifth floor will serve as the amenity level for 
the project with a swimming pool and other amenities.  The 4-story building podium will screen 
a portion of the west side of the existing, 9-story St. Anthony Main parking ramp.
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The proposed Type 1 construction point tower is in direct response to ongoing neighborhood 
and City suggestions for creating innovative, high-density, concrete and glass residential 
towers.  Higher density residential development is appropriate at this location because it is 
along a transit and transportation corridor and near a commercial center.  The proposed project 
is consistent with City goals for an expanded downtown residential population of 70,000 by 
2025. 

The site maximizes walkability for residents to nearby neighborhood services and amenities, as 
well as walkability into the downtown core.  The site is a transit-oriented location because of its 
adjacency to several bus lines and bicycle lanes. Additionally, the parking structure will be built 
with a flat floorplate so that it may be converted to another use later in life.  The building will 
be set back 8 feet along Central Avenue to reinforce and promote the pedestrian realm.  The 
entire pedestrian zone along Central Avenue and 2nd Street will be reconstructed and 
landscaped with over-story canopy trees and extensive plantings.

REQUIRED APPLICATIONS
The applications required for the project are:

1. Conditional use permit to increase the allowed height from 4 stories or 56 feet to 
42 stories (40 floors plus mechanical penthouse) / 483 feet to the top of the 
parapet

2. Variance to increase the allowed floor area ratio (FAR) from 2.04 to 14.42
3. Variance of the PO Overlay District standards to allow building placement greater 

than 8 feet from the street
4. Site plan review. 
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CONDITIONAL USE PERMIT FOR INCREASED HEIGHT
REQUIRED FINDINGS

The proposed conditional use permit to increase the allowed height of the building from 4 
stories or 56 feet to 42 stories (40 floors plus mechanical penthouse) and 483 feet to the top of 
the parapet is consistent with the required findings under § 525.340 of the Zoning Code.

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

The proposed development will not be detrimental to or endanger the public health, safety, 
comfort or general welfare, and granting the CUP will allow a development that will benefit the 
surrounding area and reinforce goals of the City’s comprehensive and small area plans.  In 
particular, infill development on this site along a transit corridor, in an Activity Center and within 
walking distance of Downtown will promote City goals for increased density and mixed use, 
transit-oriented development.  The contemporary, high-quality and durable building will be an 
attractive addition to the City’s built environment without detracting from its historic character.  
The building and site design will improve and activate the pedestrian realm.  The new 
construction will comply with all building and site development codes.

2) The conditional use will not be injurious to the use and enjoyment of other property in 
the vicinity and will not impede the normal and orderly development and improvement of 
surrounding property of uses permitted in the district.

This development will not be injurious to the use and enjoyment of other property or impede 
development and improvement of surrounding property.  The immediately surrounding area is 
developed with townhomes, the 12-story Winslow House Condominiums, the 9-level St. 
Anthony parking ramp, the Pillsbury Library and Chute Square.  The height and associated 
density of the project will provide additional housing to meet City goals for increasing the 
residential population in and around Downtown.  The proposed uses are compatible with and 
will enhance the existing mixed use character of the area.  High-density, mixed use
redevelopment of this site is consistent with City goals and, by being responsive to the land use 
policies for this area, the project will promote the orderly development of the East Bank. 

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

Adequate utilities, access, drainage and other facilities will be provided.  The development team 
will continue to work closely with Public Works, Plan Review and Planning staff to comply with 
City and other applicable requirements.  Access to the parking garage will be provided from 2nd

Street SE.  The porte cochere feature will allow for safe and convenient drop off of visitors and 
retail customers.  Service access will be from Central Avenue SE. 

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

The site is well-situated for utilization of alternative modes of transit.  There are multiple bus 
routes along Central Avenue SE and on nearby University and Hennepin Avenues. Central and 
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University Avenues both have dedicated bike lanes.  All required car and bike parking and off-
street loading areas will be provided for the project.  The porte cochere feature will prevent 
traffic congestion by providing a safe, off-street drop off area for visitors and customers.  A
traffic impact study and Travel Demand Management Plan have been prepared for the proposed 
development.  The draft TDMP concludes that traffic from the proposed development will not 
have a significant impact on area traffic operations.

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

The Minneapolis Plan for Sustainable Growth (the City’s Comprehensive Plan, 2009) designates 
the site on the future land use map as Mixed-Use.  The Mixed-Use land use category allows for 
mixed use development, including mixed use with residential.  Mixed use may include either a 
mix of retail, office or residential uses within a building or within a district.  The site is also 
located within the East Hennepin Activity Center and along the Central Avenue Community 
Corridor.  The Downtown Growth Center is located within a few blocks from the site, just across 
the Central Avenue bridge over the Mississippi River.  Densities in Activity Centers range 
between high density (50-120 du/acre) and very high density (120 – 200 du/acre).  In addition, 
a recent amendment to the Comprehensive Plan provides the following clarifying guidance 
regarding housing density in and near certain land use features:  “Densities up to 800 du/acre 
may be allowed in or near all designated Growth Centers and within Activity Centers adjacent to 
Growth Centers, as consistent with adopted small area plans.”  The proposed height, and the 
density of 268 du/acre that it provides, is consistent with the policy guidance of the City’s 
comprehensive plan.

The following policies and implementation steps from the Comprehensive Plan also apply to this 
site and project proposal:

Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, scale, and 
intensity. 

1.2.1 Promote quality design in new development, as well as building orientation, scale, 
massing, buffering, and setbacks that are appropriate with the context of the 
surrounding area. 

Land Use Policy 1.3: Ensure that development plans incorporate appropriate transportation 
access and facilities, particularly for bicycle, pedestrian, and transit. 

1.3.1 Require safe, convenient, and direct pedestrian connections between principal 
building entrances and the public right-of-way in all new development and, where 
practical, in conjunction with renovation and expansion of existing buildings. 
1.3.2 Ensure the provision of high quality transit, bicycle, and pedestrian access to and 
within designated land use features. 
1.3.3 Encourage above-ground structured parking facilities to incorporate development 
that provides active uses on the ground floor. 

Land Use Policy 1.4: Develop and maintain strong and successful commercial and mixed use 
areas with a wide range of character and functions to serve the needs of current and future 
users. 

1.4.2 Promote standards that help make commercial districts and corridors desirable, 
viable, and distinctly urban, including: diversity of activity, safety for pedestrians, access 
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to desirable goods and amenities, attractive streetscape elements, density and variety of 
uses to encourage walking, and architectural elements to add interest at the pedestrian 
level. 
1.4.4 Continue to encourage principles of traditional urban design including site layout 
that screens off-street parking and loading, buildings that reinforce the street wall, 
principal entrances that face the public sidewalks, and windows that provide “eyes on 
the street”. 

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing new 
commercial and mixed use development to designated corridors and districts. 

1.5.1 Support an appropriate mix of uses within a district or corridor with attention to 
surrounding uses, community needs and preferences, and availability of public facilities. 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods while 
allowing for increased density in order to attract and retain long-term residents and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

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. 
1.9.6 Promote more intensive residential development along Community Corridors near 
intersections with Neighborhood Commercial Nodes and other locations where it is 
compatible with existing 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.
1.12.2 Encourage mixed use buildings, with commercial uses located on the ground floor 
and secure entrances for residential uses.
1.12.3 Encourage active uses on the ground floor of buildings in Activity Centers.
1.12.4 Discourage uses that diminish the transit and pedestrian character of Activity 
Centers, such as automobile services, surface parking lots, and drive-through facilities.
1.12.5 Encourage a height of at least two stories for new buildings in Activity Centers, in 
keeping with neighborhood character.
1.12.6 Encourage the development of high- to very high-density housing within the 
boundaries of Activity Centers.
1.12.9 Encourage architectural design, building massing and site plans to create or 
improve public and semi-public spaces in Activity Centers.

Transportation Policy 2.4: Make transit a more attractive option for both new and existing 
riders.

2.4.3 Encourage higher intensity and transit-oriented development to locate in areas 
well served by transit.
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Housing Policy 3.1: Grow by increasing the supply of housing. 

Housing Policy 3.2: Support housing density in locations that are well connected by transit, and 
are close to commercial, cultural and natural amenities. 

3.2.1 Encourage and support housing development along commercial and community 
corridors, and in and near growth centers, activity centers, retail centers, transit station 
areas, and neighborhood commercial nodes. 

Heritage Preservation Policy 8.1: Preserve, maintain, and designate districts, landmarks, and 
historic resources which serve as reminders of the city's architecture, 

8.1.2 Require new construction in historic districts to be compatible with the historic 
fabric. 

Urban Design Policy 10.4: Support the development of residential dwellings that are of high 
quality design and compatible with surrounding development. 

10.4.1 Maintain and strengthen the architectural character of the city's various 
residential neighborhoods. 
10.4.2 Promote the development of new housing that is compatible with existing 
development in the area and the best of the city’s existing housing stock. 

Urban Design Policy 10.5: Support the development of multi-family residential dwellings of 
appropriate form and scale.

10.5.2 Medium-scale, multi-family residential development is more appropriate along 
Commercial Corridors, Activity Centers, Transit Station Areas and Growth Centers 
outside of Downtown Minneapolis. 
10.5.3 Large-scale, high-rise, multi-family residential development is more appropriate in 
the Downtown Minneapolis Growth Center. 

Urban Design Policy 10.6: New multi-family development or renovation should be designed in 
terms of traditional urban building form with pedestrian scale design features at the street level. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject 
building as well as for adjacent properties by building within required setbacks. 
10.6.2 Promote the preservation and enhancement of view corridors that focus attention 
on natural or built features, such as the Downtown skyline, landmark buildings, 
significant open spaces or bodies of water. 
10.6.3 Provide appropriate physical transition and separation using green space, 
setbacks or orientation, stepped down height, or ornamental fencing to improve the 
compatibility between higher density and lower density residential uses. 
10.6.4 Orient buildings and building entrances to the street with pedestrian amenities 
like wider sidewalks and green spaces. 
10.6.5 Street-level building walls should include an adequate distribution of windows 
and architectural features in order to create visual interest at the pedestrian level. 
10.6.6 Integrate transit facilities and bicycle parking amenities into the site design. 

Urban Design Policy 10.9: Support urban design standards that emphasize traditional urban 
form with pedestrian scale design features at the street level in mixed-use and transit-oriented 
development. 
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10.9.1 Encourage both mixed-use buildings and a mix of uses in separate buildings 
where appropriate. 
10.9.2 Promote building and site design that delineates between public and private 
spaces. 
10.9.4 Coordinate site designs and public right-of-way improvements to provide 
adequate sidewalk space for pedestrian movement, street trees, landscaping, street 
furniture, sidewalk cafes and other elements of active pedestrian areas. 

Urban Design Policy 10.16: Design streets and sidewalks to ensure safety, pedestrian comfort 
and aesthetic appeal. 

10.16.1 Encourage wider sidewalks in commercial nodes, activity centers, along 
community and commercial corridors and in growth centers such as Downtown and the 
University of Minnesota. 
10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, 
that buffer pedestrians from auto traffic, parking areas, and winter elements. 

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

The Marcy-Holmes Neighborhood Master Plan was adopted by the City Council in 2014.  The 
site is located within the Riverfront Character Area, for which the plan generally seeks to 
“[e]xpand and improve riverfront parks, improve connectivity, balance local and regional access 
and use, create bike- and walk-friendly environments on 2nd Street SE, and embrace diversity of 
building uses and eras.” More specifically with respect to 2nd Street, the plan calls for 
improvements to the building frontage and pedestrian environment and investment in street 
trees.  The plan does not contain specific guidance for height, but indicates that higher density 
residential development is appropriate at this location, which is along a transit and 
transportation corridor and near a commercial center.  The height, density and design of the 
project is consistent with the goals of the small area plan.

6) The conditional use shall in all other respects, conform to the applicable regulations of 
the district in which it is located.

Upon approval of the submitted applications, the project will conform with the applicable 
regulations of the C2 zoning district.

Additional factors to be considered when determining the maximum height per §548.110:

(1) Access to light and air of surrounding properties.

Public right-of-way separates the proposed development from other uses on the west and 
south.  A parking ramp is adjacent to the project site on the east.  The tower will be set back
15 feet from the property line on the north adjacent to the Pillsbury Library property.  The 
setback of the Library from this shared property line varies up to approximately 25 feet or 
more, ensuring a substantial separation and access for light and air.
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(2) Shadowing of residential properties, significant public spaces, or existing solar energy 
systems.

A shadow study has been submitted that shows the degree of shadowing by the project.  The 
study evaluated shadows from the project, and other buildings in the project area, during 
seasonal milestones including spring equinox, summer solstice, fall equinox, and winter solstice, 
and at various times of day.  Like other residential towers in the area, the project will cast long 
shadows at certain times of the day and year, but the effects are mitigated by the narrowness 
of the tower and the speed at which the shadow will move along the landscape.  No existing 
solar energy systems are known to be shadowed by the project.

(3) The scale and character of surrounding uses. 

The proposed height is compatible with the wide range of buildings that are adjacent to the 
project.  These include the 12-story Winslow House, the 9-story St. Anthony parking ramp, the 
one-story Pillsbury Library building, and the Lourdes Square 2-story townhomes.  The height is 
compatible with the other high-rise residential towers dispersed throughout the East Bank area 
- La Rive, the Pinnacle, and Phoenix on the River.  These residential buildings dot the area and 
are experienced only from a broader perspective, such as from across the river.  The proposed 
tower would be similar in that manner, but be more successful at improving the immediate 
surroundings from a pedestrian point of view than the other projects because of the 
transparency and retail activity at street level.  The podium level has been designed to 
complement the historic buildings in the area and, particularly, the adjacent Pillsbury Library.

(4) Preservation of views of landmark buildings, significant open spaces or water bodies. 

Redevelopment of the site at the allowed 4-story height would block the existing, but limited, 
views through the site of Chute Square and the back of the Pillsbury Library. The tower will not 
block any public views of landmark buildings, significant open spaces or water bodies.

VARIANCE TO INCREASE FLOOR AREA RATIO
REQUIRED FINDINGS

The maximum FAR before density bonuses in the C2 District is 1.7.  With a density bonus for 
enclosed parking, the allowed FAR is 2.04.  A variance is being requested to increase the FAR to 
14.42.  The increase in gross floor area and FAR will allow redevelopment of the site with the 
mix of uses and very high-density housing (268 du/acre) in a beautifully-articulated, glass and 
metal tower.  The variance request is consistent with the required findings under § 525.500 of 
the Zoning Code.

1) Practical difficulties exist in complying with the ordinance because of circumstances 
unique to the property.  The unique circumstances were not created by persons presently 
having an interest in the property and are not based on economic considerations alone.

Practical difficulties exist for building within the FAR limits without a variance and complying
with the City’s land use guidance for the site, which encourages very high-density, transit-
oriented development of up to 800 du/acre.  The site is located on a transit corridor in an 
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Activity Center and near the Downtown Growth Center.  The Marcy-Holmes small area plan also 
encourages higher density housing in this location.  These are unique circumstances not created 
by the developer.

2) The property owner or authorized applicant proposes to use the property in a 
reasonable manner that will be in keeping with the spirit and intent of the ordinance and the 
comprehensive plan.

The proposed FAR is reasonable and consistent with the City’s land use guidance for very high-
density development in this area.  In order for such density to be achieved under the City’s 
existing zoning regulations, a large FAR variance is necessary and is in keeping with the spirit 
and intent of the Comprehensive Plan.  The project will provide new condominium home 
ownership units to meet the increasing demand for this type of housing option in and around 
the Downtown area.

3) The proposed variance will not alter the essential character of the locality or be injurious 
to the use or enjoyment of other property in the vicinity.  If granted, the proposed variance will 
not be detrimental to the health, safety, or welfare of the general public or of those utilizing the 
property or nearby properties.

The granting of the variance will not alter the essential character of the area, be injurious to the 
use or enjoyment of other properties, or be detrimental to the public health or welfare.  As 
previously noted, the height is in context with other tall residential buildings in the riverfront 
area.  The orientation and setbacks of the tower preserve access to light and air for 
surrounding properties.  Careful attention has been paid to the design of the podium, the street 
level storefronts and the sidewalk areas to ensure that the pedestrian experience is welcoming 
and lively.

VARIANCE OF PEDESTRIAN ORIENTED OVERLAY BUILDING PLACEMENT STANDARD
REQUIRED FINDINGS

A variance is requested from the requirement of the PO Overlay District that first floor building 
walls abutting a street not be further than 8 feet from the property line.  The variance request 
is consistent with the required findings under § 525.500 of the Zoning Code.

1) Practical difficulties exist in complying with the ordinance because of circumstances 
unique to the property.  The unique circumstances were not created by persons presently 
having an interest in the property and are not based on economic considerations alone. 

Practical difficulties exist in complying with the ordinance while providing a safe and convenient 
area for customer and visitor vehicular access to the building.  The building wall on the ground 
level will be set back more than 8 feet in order to provide a porte cochere along 2nd Street SE.  
The porte cochere provides for a pleasant arrival sequence for pedestrians and vehicles, and 
improves the experience for pedestrians passing by.  The porte cochere will allow traffic to pull 
off 2nd Street SE without causing congestion related to the retail use.  The relatively tight 
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project site does not allow sufficient room to accommodate an internal drop off accessed by a 
single curb cut and access to Central Avenue for other than service is discouraged.  Both 
pedestrian and vehicular travel will be safer with the proposed porte cochere design.  These are 
unique circumstances not created by the developer.

2) The property owner or authorized applicant proposes to use the property in a 
reasonable manner that will be in keeping with the spirit and intent of the ordinance and the 
comprehensive plan.

The proposed setback greater than 8 feet is reasonable and in keeping with the spirit and intent 
of the ordinance.  The purpose of the PO District standards is to preserve and encourage the 
pedestrian character of commercial areas and to promote street life and activity.  The majority 
of the first floor of the building along both streets complies with the ordinance standard.  A
decorative metal screen between columns between the public sidewalk and the porte cochere 
drive, landscaping and the placement of the upper podium floors all serve to reinforce the street 
wall.  The pedestrian experience along 2nd Street SE will be enhanced with the proposed design.

3) The proposed variance will not alter the essential character of the locality or be injurious 
to the use or enjoyment of other property in the vicinity. If granted, the proposed variance will 
not be detrimental to the health, safety, or welfare of the general public or of those utilizing the 
property or nearby properties. 

The proposed variance from the PO Overlay standard will not alter the essential character of the 
area; rather, the project will enhance the architectural and pedestrian character along both 
street fronts.  The porte cochere feature will enhance the safety and functionality of the 
development.  The variance will not be detrimental or injurious to the use of other property or 
to the public welfare.
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1. Introduction and Summary 

a. Purpose of Report and Study Objectives 
Alatus is proposing to build a 40-story high-rise apartment building 
with 214 apartment units and an approximate 6,500 square foot 
ground floor restaurant at the current site of the Washburn-
McReavy Funeral Home/St. Anthony Athletic Club at the northeast 
corner of the Central Avenue SE/2nd Street SE intersection in 
Minneapolis, Minnesota. 

The purpose of this report is to determine if the proposed 
development will significantly impact the adjacent transportation 
system. The report will satisfy the City of Minneapolis’ requirements 
for the development site to have a Travel Demand Management 
Plan in place. Based on discussions with the City of Minneapolis 
Transportation Division staff, the study objectives are: 

i. Document the existing and proposed conditions with 
respect to the transit, parking, bicycle and pedestrian 
facilities. 

ii. Document the parking impacts associated with the 
development. 

iii. Identify any traffic operations issues. 
iv. Develop and implement strategy measures to encourage 

non-single occupancy vehicle modes of transportation with 
the goal of attaining a 30% automobile, 40% transit, 30% 
pedestrian/bicycle mode split. 

b. Executive Summary 
This report reviewed the traffic impacts and transportation related 
design elements of the proposed development at the Central 
Avenue SE/2nd Street SE site. The findings of this study are: 

i. Adequate vehicle parking and loading zones will be 
provided on site per Minneapolis’ Code of Ordinances.  

ii. At least 387 bicycle parking spaces will be needed on site 
to meet City of Minneapolis requirements. 

iii. Traffic from the proposed development is not anticipated to 
have a significant impact on area traffic operations.  

iv. No roadway or traffic control improvements are 
recommended as part of the renovation project. Driveway 
access satisfies the general access guidelines and 
minimizes drive widths to reduce pedestrian conflicts. 

v. It is recommended the travel demand management 
measures documented in Section 5 of this report be 
implemented to encourage non-single occupancy vehicle 
modes of travel for residents, visitors, and employees. 
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2. Proposed Development 

a. Site Location 
The proposed development site is located at the current site of the 
Washburn-McReavy Funeral Home and St. Anthony Athletic Club 
located on the northeast corner of the Central Avenue SE/2nd Street 
SE intersection in Minneapolis, Minnesota. Figure 2.1 shows the 
development site.  

b. Land Use and Development Plan 
The proposed development will consist of one 40-story building that 
includes 214 apartment units and an approximate 6,500 square foot 
restaurant on the ground level. Parking is planned to be provided 

Figure 2.1 – Location Maps  
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on site in three underground parking levels as well as on portions of 
levels two through four. 
  
Vehicle access to the development is proposed via two driveways 
off of 2nd Street SE as well as an entrance only access for service 
vehicles off of Central Avenue. For the accesses on 2nd Street SE, 
one will be an exit only from a drop-off/valet area while the other 
will be full access leading to the on-site parking and loading zone. A 
concept plan for the development is shown in Figure 2.2 with a 
larger version shown in the Appendix.  

The existing funeral home and athletic club buildings will be 
demolished as part of the development. The development is 
assumed to be built and fully occupied in 2018 for the purposes of 
this study. 

The parcel is currently zoned C2 (Commercial District) and is in the 
Pedestrian Oriented Overlay District, the University Area Overlay 
District and the Mississippi River Critical Area overlay district.  

Figure 2.2 – Concept Plan  
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3. City of Minneapolis Transportation Goals 
As stated in the Minneapolis Plan for Sustainable Growth, Chapter 2 
Transportation, transportation is “vital to the City’s social, economic, and 
environmental health” and plays a key role in meeting the City’s 
sustainability goals. The following policy goals are identified in this plan to 
“encourage investment in an interconnected multi-modal transportation 
system that supports sustainable growth”: 

• Policy 2.1 – Encourage growth and reinvestment by sustaining the 
development of a multi-modal transportation system. 

• Policy 2.2 – Support successful streets and communities by 
balancing the needs of all modes of transportation with land use 
policy. 

• Policy 2.3 – Encourage walking throughout the City by ensuring 
that routes are safe, comfortable, pleasant, and accessible. 

• Policy 2.4 – Make transit a more attractive option for both new and 
existing riders. 

• Policy 2.5 – Ensure that bicycling throughout the City is safe, 
comfortable, and pleasant. 

• Policy 2.6 – Mange the role and impact of automobiles in a multi-
modal transportation system. 

• Policy 2.7 – Ensure that freight movement and facilities throughout 
the City meet the needs of the local and regional economy while 
remaining sensitive to impacts on surrounding land uses. 

• Policy 2.8 – Balance the demand for parking with objectives for 
improving the environment for transit, walking, and bicycling, while 
supporting the City’s business community. 

• Policy 2.9 – Promote reliable funding and pricing strategies to 
manage transportation demand and improve alternative modes. 

• Police 2.10 – Support the development of a multi-modal downtown 
transportation system that encourages an increasingly dense and 
vibrant regional center. 

• Policy 2.11 – Minneapolis recognizes the economic value of 
Minneapolis-St. Paul International Airport and encourages its 
healthy competition to reach global markets in an environmentally 
responsible manner. 

Based upon discussion with City staff, the target transportation goals for 
the mode split of this development are: 

• 30 percent automobile 
• 40 percent transit 
• 30 percent pedestrian/bicycle 
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4. Analysis of Existing Conditions 

a. Pedestrians & Bicycles 
The area surrounding the site is heavily populated with pedestrians 
and bicyclists. During a 48-hour turning movement count on a 
Wednesday and Thursday in April 2016 at the Central 
Avenue/University Avenue intersection, nearly 500 bicycles and 
over 3,700 pedestrians crossed through the intersection. 

Central Avenue SE has a shared bike lane in the northeast 
direction and a dedicated bike lane in the southwest direction. 
There is also a bike lane on nearby University Avenue SE headed 
southeast. These bikeways link up with other nearby bicycle-
friendly roads and trails which provide bicycle routes for commuters 
to go to and from many areas of the city including downtown 
Minneapolis. 

Sidewalks exist adjacent to all roads surrounding the proposed site. 
These sidewalks provide pedestrian access to the large sidewalk 
network in this region of Minneapolis.  

b. Transit 
There are multiple bus stops close to the proposed site giving 
access to much of the Twin Cities. Central Avenue SE serves 
routes 10, 17, 25, 59, 250, 261, 263, 264, 270, 288 and 825, while 
University Avenue SE serves route 6, 250, 261, 263, 264, 270 and 
288. Nearby Hennepin Avenue E serves routes 4, 6, 61 and 141.  

• Route 4 provides service from New Brighton to Bloomington 
going through downtown Minneapolis. Route 4 buses run 
approximately every 15 minutes throughout the day. 

• Route 6 provides service from Southdale Mall in Edina to the 
University of Minnesota – Minneapolis Campus going 
through downtown Minneapolis. Route 6 buses run 
approximately every 20 minutes throughout the day near the 
site. 

• Route 10 provides service from Blaine to downtown 
Minneapolis. Route 10 buses run approximately every 10 to 
20 minutes throughout the day. 

• Route 17 provides service from northeast Minneapolis to St. 
Louis Park and Hopkins going through downtown 
Minneapolis. Route 17 buses run approximately every 15 to 
30 minutes throughout the day. 

• Route 25 provides service from Blaine to the Loring Park 
and Kenwood areas in south Minneapolis going through 
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downtown Minneapolis. Route 25 buses run approximately 
every 20 to 60 minutes during midday and rush hour periods. 

• Route 59 is a limited stop route that provides service from 
Coon Rapids to downtown Minneapolis. Route 59 buses run 
approximately every 10 to 30 minutes during rush hour 
periods only. 

• Route 61 provides service from downtown Minneapolis to 
downtown St. Paul. Route 61 buses run approximately every 
15 to 60 minutes throughout the day. 

• Route 141 is a limited stop route that provides service from 
New Brighton to downtown Minneapolis. Route 141 buses 
run approximately every 20 to 30 minutes during rush hour 
periods only. 

• Routes 250, 261, 263, 264, 270, 288 and 825 are express 
routes that provide service from several northern suburbs to 
downtown Minneapolis. These routes mostly operate during 
rush hour periods only. 

c. Physical Characteristics of Roadway Network 
Central Avenue SE is designated as Minnesota State Trunk 
Highway (TH) 65. It is a four lane, two-way road with a 30-mph 
speed limit near the site. There is a dedicated bicycle lane on the 
western side of Central Avenue and the eastern side includes a 
shared bike lane. 

University Avenue SE is designated as Minnesota State TH 47 
west of Central Avenue. West of Central Avenue, University 
Avenue is a four lane, two-way road with a 30 mph speed limit. On-
-street parking is available on both sides of the road and there are 
shared bike lanes. East of Central Avenue, University Avenue is a 
two lane, one-way eastbound 30-mph road with parking available 
on the northern side and a dedicated bike lane on the southern 
side. 

2nd Street SE is Minneapolis Municipal State Aid Street 227 and is a 
two lane, two-way road with a 30-mph speed limit near the site. 

2nd Avenue SE is a local two lane, two-way road with a 30-mph 
speed limit near the site. 
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5. Traffic and Parking Analyses 

a. Site Traffic Forecasting & Analysis 
A trip generation analysis was performed for the site based on the 
methods and rates published in the ITE Trip Generation Manual, 9th

Edition. The resultant trip generation for the proposed development 
is shown in Table 4.1.  

Table 5.1 – Vehicles Generated by Development 
ITE

Land 
Use 

Code 
Description 

Daily AM Peak 
Hour 

PM Peak 
Hour 

In Out In Out In Out

222 High Rise Apartment (214 units) 404 404 15 47 40 25 

931 Quality Restaurant (6,500 
square feet) 263 263 3 3 28 14 

Total 667 667 18 50 68 39

A detailed Traffic Impact Study, which includes a more detailed trip 
generation, was completed for the development and can be seen in 
the Appendix. This Traffic Impact Study analyzed how the Central 
Avenue SE/2nd Street SE, Central Avenue SE/University Avenue 
SE, 2nd Street SE/2nd Avenue SE, and University Avenue SE/2nd

Avenue SE intersections will operate with full development of the 
site in the year 2018. Table 5.2 provides a summary of the Level of 
Service results from that document. 

Table 5.2 – Peak Hour Level of Service (LOS)1

Intersection 
AM Peak Hour PM Peak Hour

Existing 2018 
No-Build

2018 
Build 

Existing 2018 
No-Build

2018 
Build 

Central Ave/2nd St SE A (b) A (b) A (b) A (b) A (b) A (b) 
Central Ave/University 
Ave D (e) D (e) D (f) D (f) E (f) E (f) 

2nd St SE/2nd Ave SE A (b) A (b) A (b) A (c) A (c) A (c) 
University Ave/2nd Ave 
SE A (f) A (f) A (f) A (f) A (f) A (f) 

1The first letter is the Level of Service for the intersection.  The second letter (in parentheses) is the 
Level of Service for the worst operating movement. 

As shown, the traffic operations almost identical between the 
existing operations and the projected year 2018 scenarios. The 
change from LOS D to LOS E represents an increase in average 
delay of less than six seconds, which would not be noticeable to 
most drivers. In addition, the results between the 2018 No-Build 
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and Build scenarios are also very similar in terms of LOS, average 
delays, and vehicle queuing. 

No modifications to the existing public transportation system or the 
proposed development design will be needed to accommodate 
forecasted traffic levels from this development. 

b. Vehicle Parking Forecasting & Analysis 
According to the Minneapolis Code of Ordinances Table 541-1 
Specific Off-Street Parking Requirements, for a 6,500 square foot 
sit down restaurant, a minimum of 15 parking spaces are needed 
with a maximum of 65 spaces. These numbers include the 25% 
reduction in off-street parking for non-residential developments in a 
Pedestrian Oriented overlay district. 

None of the parking spaces provided on site will be designated for 
the restaurant use. The developer has sought confirmation from the 
City and will work out a lease with the adjacent parking ramp to 
utilize some of the spaces in the ramp for valet parking for the 
restaurant use. This valet service will operate on site and will be 
cost customers money to use. Extra vehicle trips caused by the 
valet service were not included in the Traffic Impact Study, but with 
these movements being limited to 2nd Street and 2nd Avenue 
between the site and adjacent parking ramp, no operational issues 
are expected to be caused by the valet at public intersections. 

For a residential development in the University Area Overlay 
District, the Minneapolis code requires a minimum of 0.5 parking 
spaces per bedroom. With 384 proposed bedrooms in the building, 
at least 192 parking stalls would need to be provided on site for the 
residential portion of the building. No maximum is listed for the 
residential off-street parking. 

The development is proposed to have 186 underground parking 
stalls, plus an additional 54 tandem stalls. Above ground, the 
development is proposed to have 134 parking stalls plus 15 tandem 
stalls. This totals to 320 parking stalls and 69 tandem stalls 
proposed to be provided. If all of the tandem spaces are fully 
utilized, a total of 389 vehicles could be parked on site. This meets 
minimum City of Minneapolis requirements for the proposed 
building. 

Of the above ground parking stalls, 15 of them on the first level 
above grade will be designated for visitor parking for the residential 
portion of the building. Five of these 15 guest parking spaces are 
planned to have electric vehicle chargers. All of the non-visitor 
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residential parking spaces on the parking podium will have the 
ability to support an electric vehicle station, but installation of the 
equipment will be at the expense of the homeowner. 

Parking spaces will be available for purchase by residents. The 
tandem parking stalls will be sold to residents that intend to have 
two vehicles. They will be sold at a discount to having two 
traditional stalls and can be used for a second vehicle that is not 
used as much or as storage space. 

The Institute of Transportation Engineers has put together a 
document that compiled parking demand data from different land 
uses. This document, ITE Parking Generation, 4th Edition, lists that 
for a high-rise apartment in a central city (not downtown) during a 
weekday the average peak period parking demand is 1.37 vehicles 
per dwelling unit. For the proposed 214 apartment units the 
average peak period parking demand for the residential portion of 
the site is 294 parking spaces. Thus, the estimated residential 
parking demand can be accommodated by the proposed parking. 

For a quality restaurant, the ITE Parking Generation, 4th Edition, 
lists average peak period parking demands per 1,000 square feet of 
restaurant of 10.60 vehicles on a non-Friday weekday, 16.41 
vehicles on a Friday and 16.40 vehicles on a Saturday. For the 
6,500 square foot restaurant this puts the average peak period 
parking demand at 69 spaces on a non-Friday weekday and at 107 
spaces on a Friday or Saturday. 

Totaling up the ITE Parking Generation, 4th Edition residential and 
restaurant land uses, if the average peak period parking demands 
for both land uses occur at the same time (and all restaurant 
parking occurred on-site rather than at an adjacent ramp via valet 
service), that could be a total development site average peak 
period parking demand of 401 vehicle spaces. This estimated 
parking demand could almost be fully accommodated on site if the 
tandem parking spaces were fully utilized.  

c. Bicycle Parking Forecasting & Analysis 
According to the Minneapolis Code of Ordinances section 551.1330 
Bicycle and Motorized Scooter Requirements for the University 
Area Overly District, one bicycle or motorized scooter parking 
space is required for each bedroom. This leads to a total of 384 
spaces needed for bicycles and/or motorized scooters. According 
to table 535-1 Permitted Obstructions in Required Yards, these 
bicycle parking spaces may be located in a front or corner side yard 
or a rear yard and shall permit the locking of the bicycle frame and 
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one wheel to the rack and support a bicycle in a stable position 
without damage to the wheels, frame or components. 

According to the Minneapolis Code of Ordinances Table 541-3 
Bicycle Parking Requirements, a minimum of three bicycle parking 
spaces are required for the restaurant with at least two of them 
meeting the criteria for short-term bicycle parking (within 50 feet of 
a principle entrance, permit the locking of the frame and one wheel 
to the rack and support the bicycle in a stable position). 

In total, a minimum 387 bicycle parking spaces are needed for this 
site. As shown in the site plan, residents will have the option for 
bicycle racks at their parking stalls or at a secured community bike 
location inside the podium. Between these two options, there are 
proposed to be 384 secure, long-term bicycle parking spaces for 
residents.  

Outside the building, 22 short-term, ground level bicycle parking 
spaces are proposed. Ten spaces are located along Central 
Avenue, including directly outside the restaurant front door. Another 
12 spaces are located along 2nd Street near the vehicle access 
driveways. These spaces are available for restaurant employees 
and visitors as well as residents. 

This amount of bicycle parking exceeds the City of Minneapolis 
minimum requirements. 

d. Loading Zones 
Per the requirements of Minneapolis Code of Ordinances Section 
541.480, one small loading space is required for apartment 
complexes with between 100 and 250 units. For a restaurant that is 
less than 20,000 square feet, adequate space for shipping and 
receiving must be provided. A small loading space is defined to be 
at least 10 feet wide by at least 25 feet long. At least 14 feet of 
vertical clearance is also needed for the loading zone. The site will 
be able to accommodate this space on the northern portion of the 
site near the service drive entrance as shown in Figure 2.2. 
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6. Travel Demand Management (TDM) Plan 
To achieve the target transportation goals and satisfy the City’s policy 
goals, Alatus, the building owner, property manager or their successors of 
the site will develop and implement measures to encourage non-single 
occupancy vehicle modes of transportation with the goal of having at least 
70% of its transportation trips being made by transit, bicycling, or walking. 
At a minimum, the following strategies will be implemented to minimize the 
site’s impact on the area transportation system. 

a. Designate a Transportation Coordinator 
Alatus will designate an employee or contractor to act as the 
Transportation Coordinator. That employee will maintain and 
monitor TDM activities as well as serve as liaison to Move 
Minneapolis and Metro Transit. The Transportation Coordinator will 
serve as the conduit for providing up-to-date information on 
alternative commute programs and incentives to all building 
occupants. At a minimum, the Transportation Coordinator will: 

• Make available information on various transit incentive 
programs (e.g. Metro Transit Go-To Cards, U-Pass and 
Commuter Challenge program) as well as vanpool incentives 
(e.g. Metro Vanpool program). 

• Set up and maintain a display of commuter information at the 
entrance of the building or in an employee break room. This 
information, which will be supplied by Metro Transit, will 
include transit schedules, rideshare applications, bike 
information, Guaranteed Ride Home Program brochures, 
etc. To maintain an awareness of alternative modes of 
transportation, information may be distributed through e-
mail, flyers, posters in frequented locations, etc. 

• Provide a move-in packet for new residents containing 
information on alternative transportation modes available at 
the time. Resources are available from Move Minneapolis 
(http://www.mplstmo.org/). In addition, this information shall 
note that residents cannot join any existing or future Critical 
Parking Area. 

• Monitor the implementation of the proposed TDMP 
commitments and progress made toward achieving the 
TDMP mode split goals through the following: 

a. Conduct a baseline survey of resident and employee 
commuting modes within the first year of opening. 

b. Conduct a residential and employee commuter survey 
every two years for a total of six years after the 
original baseline survey, or until the target 
transportation mode split goals are achieved. 

c. After each above survey, review this document to 
determine its effectiveness and where potential 
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changes may be necessary. As part of this review, 
prepare a status report for the City to review and 
approve with recommendations.  

b. Promote Transit 
A real-time transit screen will be installed in the residential lobby to 
inform residents of current nearby bus operations. A second transit 
screen should be provided in the restaurant entrance/exit for 
employees and customers. This transit screen could replace some 
printed materials. 

c. Promote Walking 
With the site being within walking distance to many amenities as 
well as downtown Minneapolis, walking should account for many of 
the trips to and from the site.  

Well-lit sidewalks will be provided on each side of the site. The site 
will meet Minneapolis’ requirements for on-site lighting to provide a 
pedestrian friendly environment. If any existing sidewalks are 
impacted by construction, the sidewalks shall be rebuilt with ADA-
compliant tactile dome curb ramps to assist the visually impaired. 

d. Promote Bicycling 
With the site located in an area of Minneapolis that is close to many 
trails and bicycle facilities, bicycling should account for a significant 
portion of the trips to and from the site.  

The building will provide 384 convenient and safe long-term bicycle 
storage spaces for the residential portion of the building and 22 
short-term bicycle parking spaces for the restaurant space and 
residential guests. This will exceed requirements in Minneapolis’ 
Code of Ordinances Table 541-3 Minimum Bicycle Parking 
Requirements. Alatus will designate additional bicycle storage 
facility space if and when the demand warrants. Adding additional 
long-term bicycle parking for restaurant employees should be 
considered. 

Information on bicycle amenities will be included in the move-in 
packet for residents as well as in the commuter information 
mentioned earlier in this section.  

In addition, the proposed development will provide a bicycle repair 
station, ideally located near the long-term bicycle parking, that 
includes tools and equipment for basic maintenance and repair. 
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A partnership with Nice Ride or other ride share facility will also be 
explored. This could include purchasing accounts for residents. 

e. Minimize the Impact of Trucks 
To the extent possible, Alatus or their successors will encourage 
truck and service vehicles (not including small package deliveries) 
to access the site outside of the weekday peak hours (from 7-9 
a.m. and 4-6 p.m.). Loading/unloading of deliveries as well as 
garbage trucks can be accommodated on-site.  

Encourage residents, employees, and/or visitors to load/unload 
using the internal structure and discourage on-street operations. 

f. Other General Strategies 
Other implementation strategies that will be completed by Alatus or 
their successor in coordination with, and agreement by, the 
eventual tenants/operators. Such strategies should include: 

• Financial Incentives – provide residents financial incentives, 
such as a rental discount, discounted transit passes, or other 
types to use transit, biking, walking, or ride-share options. 

• Financial Disincentive – discourage vehicle and parking use 
by charging a separate fee for parking. 

• Flexible Work Schedule – provide/allow for work shifts (by 
either the residential or restaurant workers) that start and 
end outside of the peak hours. 

• High Speed Internet – the lobby and common spaces will 
have internet wireless connectivity. Residents will also be 
able to have high speed internet access in their units. This 
will allow the potential for telecommuting, reducing 
residential vehicle trips. 
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7. Conclusions & Recommendations 
Traffic from the proposed apartments and restaurant is not anticipated to 
have a significant impact on area traffic operations. No roadway or traffic 
control improvements are recommended as part of the development 
project. The proposed access curb cuts meet the general guidelines and 
are minimized in terms of width to reduce impacts to pedestrian traffic. 
Adequate vehicle parking and loading zones will be provided on site per 
Minneapolis’ Code of Ordinances. A total of 387 bicycle parking spaces 
will be needed on site to meet City of Minneapolis requirements. 

It is recommended the travel demand management measures 
documented in Section 5 of this report be implemented to encourage non-
single occupancy vehicle modes of transportation for the site’s residents, 
employees and visitors. 

8. Appendix 
a. Site Plan  
b. Traffic Impact Study 
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From: Tom
To: Widmeier, Janelle A.
Subject: Alatus LLC - 200 Central Ave SE and 113 2nd St SE
Date: Sunday, August 21, 2016 2:05:17 PM

 

COMMENTS FOR AUGUST 29th HEARING
I’m all for growth and development, but the size and scale (with variances and a need to increase the
 maximum height of the structure) is unacceptable. As a property owner within 350 feet of this
 proposed property, I think something smaller in scale will still be a large, appropriate addition to the
 neighborhood.
 
Thank you.
Tom Roycraft
45 University Ave SE #302
Minneapolis, MN 55414
 
Sent from Mail for Windows 10



From: Jerry Bahls
To: Widmeier, Janelle A.
Cc: Osmundson, Chris; Lux, Jessa; Greenfield, Stephen; Laughlin, Ann
Subject: 200 Central
Date: Tuesday, August 23, 2016 12:30:03 PM

Janelle

Audubon Chapter of Minneapolis and Alatus (Chris Osmundson) have agreed upon
Bird-safe glazing parameters for the Alatus Towers (200 Central). Our agreement is
below. We would request that this agreement be part of the final recommendation by
staff for any approval of "200 Central".

Below is the agreement reached between Audubon Chapter of Minneapolis and Alatus -

"The applicant will work with CPED staff to incorporate bird-safe glazing on all glass
 surfaces on the first 60 feet of the building.”

Alatus will make the following accommodations with respect to bird safe glass, glazing, and
 window coverings for the first sixty (60) vertical feet of the built structure – Alatus agrees that
 bird-safe glazing and precautionary measures shall include (as previously recommended by
 City of Minneapolis CPED staff members):

(1) Façade materials with a LEED Material Threat Factor less than or equal to twenty-five
 (25); or,
(2) Vertical physical structures or glass patterns that are at least one-eighth (1/8) inch wide at
 a maximum spacing of four (4) inches or horizontal physical structures or glass patterns that
 are at least one-eighth (1/8) inch wide at a maximum spacing of two (2) inches; or,
(3) A visible glass pattern that is white to medium gray on the inside surface of the exterior
 pane, also known as surface number two (2). The glass pattern shall meet at least one (1) of
 the specific standards below:
a)  Horizontal line patterns shall be one-eighth (1/8) inch wide with two (2) inch on-
center spacing; or,
b)  Vertical line patterns shall be one-eighth (1/8) inch wide with four (4) inches on-
center spacing; or,
c)  Dot patterns with dots one-quarter (1/4) inch wide with two (2) inch on-center
 spacing; or,
d)  Dot patterns with dots three-eighths (3/8) inch wide arranged in horizontal lines
 with two (2) inch on-center spacing or vertical lines with four (4) inch on-center spacing.
(4) In addition to the above precautionary construction measures, Alatus, and its assigns, will
 use commercially reasonable best efforts to operate the common area interior and exterior
 lighting in accordance with measures that include, but are not limited to, those actions
 enumerated in the International Dark-Sky Association’s Residential/Business Lighting
 guidelines (located here: http://darksky.org/lighting/residentialbusiness-lighting/). Alatus will
 also follow “ABC Bird-Friendly Building Design” and Audubon Minnesota’s guidelines to
 turn off all non-security exterior lighting during bird migratory periods (March 15 – June 10;
 August 15 – October 31) during the hours of midnight – 4:00 am.

Thank you,



Jerry Bahls
President
Audubon Chapter of Minneapolis


