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Concurrent Review:  

• Amend the Conditional Use Permit for a Planned Unit Development.   
• Site plan review for a 5-story, 175-unit, market rate rental housing project with 

3,400 square feet of ground level retail space located at the corner of Washington 
Avenue South and Portland Avenue. 

• Preliminary plat.  
 
Applicable zoning code provisions: Chapter 525, Article VII, Conditional Use Permits, 
Chapter 530 Site Plan Review and Chapter 598, Land Subdivision. 
 
Background: The applicant proposes to amend an existing Planned Unit Development 
(PUD) for construction of a U-shaped, 5-story, mixed-use, 175 unit residential 
development with 3,400 square feet of ground level retail space on the properties located 
at 603 2nd Street South and 600 Washington Avenue South.  The subject site is bounded 
by Washington Avenue on the south, Portland Avenue on the west, 2nd Street to the north 
and the existing Park Avenue Lofts project to the east.  The property is zoned C3A with 
DP (Downtown Parking), and DH (Downtown Height) Overlay Districts. The DP 
Overlay District was established to preserve significant and useful buildings and to 
protect the unique character of the downtown area and the mixed-use downtown 
neighborhoods by restricting the establishment or expansion of surface parking lots.  The 
subject site is currently vacant and no surface parking is proposed to be provided on the 
premises.  The DH (Downtown Height) Overlay District was established to regulate the 
building bulk requirements of structures within portions of the downtown area where 
such regulation is consistent with the planned character of the area and its surroundings.  
For this specific development which is located between Washington Avenue South and 
Second Street South, the maximum height for all principal structures, except single and 
two-family dwellings or cluster developments, shall be eight (8) stories or one hundred 
twelve (112) feet, whichever is less.   The proposal is to construct a 5-story or 56 foot tall 
structure on the subject site which would conform to the DH Overlay District standards.   
In order to amend the PUD, a conditional use permit is required.  There is one exception 
to the Zoning Code standards that is being requested as part of the conditional use permit 
application for a PUD which is for off-street parking.  Site plan review is also required as 
is a preliminary and final plat. 
 
The proposed development is part of a larger PUD which includes two full City blocks in 
the Mill District area of Minneapolis bounded by Washington Avenue on the south, 
Portland Avenue on the west, 2nd Street to the north and Chicago Avenue on the east.  
The larger PUD includes the following properties and developments: 
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Mills District PUD Phases 
 
Phase Parcel Project Lot Size Status Uses  

I D 
West 

Park Ave. Lofts 
West (BZZ-832) 

36,023 sq. ft Completed  38 condominium units 
with below-grade parking 
for 68 vehicles. 

II D East Mill Quarter 
Municipal 
Parking Ramp 
(BZZ-2009) 

45,360 sq. ft In operation 340 stalls, 77 of which are 
reserved for the St. 
Anthony Mills Apartment 
residents and 263 public 
parking stalls. 

III D East St. Anthony Mills 
Apartments 
(BZZ-2301) 

26,005 sq. ft Completed 93 dwelling units that 
form “liner development” 
around the Mill Quarter 
Municipal Parking Ramp 
and two commercial/retail 
spaces. 

IV D 
West 

Mill District City 
Apartments 

54,026 sq. ft Subject of 
CPC approvals 

175 units of market-rate 
rental with below- grade 
parking for 171 vehicles 
and one 3,400 square foot 
commercial/retail space.  

IV D 
West 

Central Courtyard 
Development as 
part of MDCA 

14,950 sq. ft Subject of  
CPC approvals 

Shared/communal open 
space for the Park Ave. 
Lofts West project and the 
Mill District City 
Apartments. 

V D East 201 Park 36,458 sq. ft Demonstration 
parking lot 
until RFP 

Surface public pay parking 
lot – approximately 76 
stalls. 

Totals     212,822 sq. ft 306 dwelling units, 316 
parking spaces specifically 
for the residential uses, 
and 339 public parking 
spaces. 

 
The subject site was originally proposed to be developed as two separate sites as there 
were formerly six phases proposed for the Planned Unit Development.   There is one 
additional parcel, the 201 Park site located at 205 Park Avenue which would be the only 
remaining parcel left undeveloped within the PUD should the proposed development be 
approved and constructed. The future development of that parcel will need to consider the 
thresholds for the Environmental Assessment Worksheet (EAW) as the Mill District PUD 
is providing more density than originally planned for when the initial development was 
evaluated.  
 
The current Mill District City Apartments proposal would have the principal entrance to 
the residential lobby located at the center of the block along Portland Avenue.  There are 
individual ground floor units with walk-up entrances along both the Washington Avenue 
South and 2nd Street South frontages.  The proposed 3,400 square foot retail space would 
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be located at the corner of Washington and Portland Avenues.  Two levels of 
underground parking providing 171 parking stalls for the residential component of the 
project would be accessed off of Portland Avenue.  Off-street loading and the trash area 
would be accessed off a shared service drive from 2nd Street South.  The units would 
provide flexible living environments and access to a large shared landscaped courtyard at 
the center of the site. The shared central courtyard is not considered part of the 
development parcel for the purposes of landscaping or lot area as it is a separate parcel 
which is owned by another entity, however, the applicant is required to landscape the 
property as part of the development application. 
 
The subject property is currently owned by the City of Minneapolis as part of the CPED 
land inventory.  The site would be transferred to Village Green Residential Properties, 
LLC, for the construction of the proposed project later this year should the project be 
approved.  The City Council approved the Redevelopment Contract terms related to this 
project on April 18, 2008.   
 
Staff received correspondence from the Downtown Minneapolis Neighborhood 
Association (DMNA) which has been attached for reference. Neighborhood letters and 
emails received prior to the printing of this report are also attached.  All emails/letters 
received prior to the Planning Commission meeting will be forwarded on for 
consideration. 
 
CONDITIONAL USE PERMIT - for a Planned Residential Development 
 
Exceptions to Zoning Ordinance Standards: Chapter 527, Planned Unit Development 
authorizes the City Planning Commission to approve exceptions to the zoning regulations 
that are applicable to the zoning district in which the development is located.  This may 
be done only upon finding that the Planned Unit Development includes adequate site 
amenities to address any adverse effects of the exception. 
 
Exceptions requested:  
 

(1) Number of parking spaces (Off-street parking): The required number of 
parking spaces for the proposed residential portion of the development is 175 
parking spaces and 4 parking spaces are required for the retail/commercial 
component.  The site is in close proximity to a bus line with midday headways 
that are less than 30 minutes apart in each direction that runs along Washington 
Avenue, which would qualify for the 10 percent reduction in Section 541.200(1) 
of the Zoning Code resulting in a reduction of 17 spaces for the residential 
component.  Therefore, a total of 158 off-street parking spaces are required for the 
residential component; the applicant is providing 171 in a 2-story underground 
garage which exceeds the parking requirement. The applicant is requesting an 
exception for the commercial parking component from 4 spaces to 0.  With the 
bicycle provision applied which allows a reduction of one parking space for each 
individual use provided a bike rack with parking for 4 bicycles is installed, 3 
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parking spaces would be the required number for the retail/commercial 
component of the development. The proposal also includes the provision for 167 
bicycle parking spaces within the underground garage.  

   
Findings as Required by the Minneapolis Zoning Code: 
 
The Community Planning and Economic Development Department – Planning Division 
has analyzed the application and from the findings above concludes that the 
establishment, maintenance, or operation of the proposed conditional use: 
 
1. Will not be detrimental to or endanger the public health, safety, comfort or 
general welfare. 
 
The Planning Division does not believe that a planned residential development would be 
detrimental to or endanger the public health, safety, comfort or general welfare.  The 
property is currently partially excavated and vacant.  Construction of a mixed-use 
development on the premises should not result in negative impacts.  The subject parcel is 
part of a larger PUD that has several development phases already completed. The 
proposed development complements other uses in the area and the additional residential 
units would strengthen the existing commercial base within the neighborhood. 
 
Number of parking spaces (Off-street parking):  Staff would not expect that the 
proposed reduction in off-street parking for the retail/commercial use would endanger the 
public health, safety, comfort or general welfare.  The Travel Demand Management Plan 
(TDMP) has been reviewed by Public Works Staff and the applicant is working to 
incorporate applicable comments into the final plan.  The applicant has demonstrated 
through the TDMP that adequate parking has been provided for the development.  
Further, the subject site is adjacent to a transit stop.  

      
2. Will not be injurious to the use and enjoyment of other property in the 
vicinity and will not impede the normal or orderly development and improvement of 
surrounding property for uses permitted in the district. 
 
The Planning Division does not believe that a planned residential development would be 
injurious to the use and enjoyment of surrounding property nor would it impede the 
normal development of the surrounding area. The proposed development complements 
other uses in the area and would provide additional opportunities for housing within the 
neighborhood as well as support the existing commercial uses within the general area.    
 
Number of parking spaces: Staff does not believe that allowing a reduction in the 
number of off-street parking spaces for the proposed retail/commercial component of the 
development would be injurious to the use and enjoyment of surrounding property nor 
would it impede the normal development of the surrounding area.  The proposed 
retail/commercial space is expected to cater predominantly to foot traffic and 
neighborhood residents.   
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3. Adequate utilities, access roads, drainage, necessary facilities or other 
measures, have been or will be provided. 
 
The applicant will be working closely with the Public Works Department and with the 
Plan Review Section of the Inspections Department and the various utility companies 
during the duration of the development to ensure that all procedures are followed in order 
to comply with city and other applicable requirements.  
 
The Travel Demand Management Plan (TDMP) has been reviewed by Public Works 
Staff and the applicant is working to incorporate applicable comments into the final plan.  
The applicant has met with Public Works and Planning Staff and is aware that the plan is 
expected to incorporate any applicable comments or modifications required by the Public 
Works Department. 
 
4. Adequate measures have been or will be provided to minimize traffic 
congestion in the public streets. 
 
The required number of parking spaces for the proposed residential portion of the 
development is 175 parking spaces and 4 parking spaces are required for the 
retail/commercial component.  The site is in close proximity to a bus line with midday 
headways that are less than 30 minutes apart in each direction that runs along Washington 
Avenue, which would qualify for the 10 percent reduction in Section 541.200(1) of the 
Zoning Code resulting in a reduction of 17 spaces for the residential component.  
Therefore, a total of 158 off-street parking spaces are required for the residential 
component; the applicant is providing 171 in a 2-story underground garage which 
exceeds the parking requirement. The applicant is requesting an exception for the 
commercial parking component from 4 spaces to 0.  With the bicycle provision applied 
which allows a reduction of one parking space for each individual use provided a bike 
rack with parking for 4 bicycles is installed, 3 parking spaces would be the required 
number for the retail/commercial component of the development. The proposal also 
includes the provision for 167 bicycle parking spaces within the underground garage.  
Planning Staff would suggest that adequate measure would be provided to minimize 
traffic congestion in the public streets. 
 
5. Is consistent with the applicable policies of the comprehensive plan. 
 
According to the Minneapolis Downtown 2010 Plan, this property is located in a 
downtown neighborhood as found on the concept plan map.  The property is also subject 
to the Update to the Historic Mills District Master Plan.  According to the Principles and 
Polices outlined in the Minneapolis Downtown 2010 Plan, the following apply to this 
proposal: 
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Downtown Physical Setting:  

Policy 2:  Promote retail and other interesting uses at street level in order to 
reinforce the linking function of streets and to create vitality. These 
uses should be encouraged at the street level throughout downtown 
and required where the continuity of retail activity is important. 

Policy 7:  Promote building heights and designs that protect the image and form 
of the downtown skyline, that provide transition to the edges of 
downtown and that protect the scale and qualities in areas of 
distinctive physical or historic character. 

Policy 13: Improve physical and visual access to the riverfront. 
Policy 14: Emphasize good open space design. 
Policy 18: Encourage new buildings adjacent to historic buildings, sites, and 

districts to be compatible in design. 
 
Downtown Living:  

Policy 1:  Expand housing opportunities in downtown for all income levels, with 
an emphasis on providing additional moderate to high income, owner-
occupied units. 

Policy 2:  Capitalize on sites that are well suited for housing, especially along the 
riverfront… by encouraging medium to high-density housing 
development. 

Policy 4:  Locate medium to high-density housing in areas designated as a 
Riverfront Residential District located adjacent to and near the West 
River Parkway. This district should provide locations for housing that 
can take advantage of the open space and recreational amenities of the 
riverfront. The primary use of this district should be housing. Other 
retail, office, cultural and recreational uses should be encouraged, 
especially those that revitalize historic structures, but should be 
compatible with housing. 

Policy 5:  Ensure that new residential development contributes to the sense of 
neighborhoods through appropriate site planning and architectural 
design. 

Policy 6:  Along the riverfront, ensure that development provides public access 
to the river as an integral part of their design. 

Policy 7:  Protect residential areas from encroachment of incompatible land uses, 
and ensure that the physical environment of downtown residential 
areas is compatible with housing by minimizing traffic impacts, 
maintaining security, and providing and maintaining amenities. 

Policy 8:  Achieve an appropriate balance between market-rate housing and 
publicly assisted affordable housing and ensure that publicly assisted 
housing is provided in a way that contributes to the physical 
appearance and economic and social health of downtown’s 
neighborhoods. 

Policy 9:  Support the retention and development of neighborhood-serving retail. 
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The applicant is proposing to construct a mixed-use development containing a total of 
175 market-rate rental residential dwelling units and approximately 3,400 square feet of 
commercial/retail space, in the area designated as the Riverfront Residential District.  The 
commercial use proposed within the building would be located on the first floor of the 
structure at the corner of Washington Avenue South and Portland Avenue.  The 
development would help support the commercial uses in the area, the cultural amenities 
found along the Mississippi River and downtown in general. The proposal is in 
conformance with the above noted principles, policies and implementation steps of the 
Minneapolis Downtown 2010 Plan. 
 
The Update to the Historic Mills District Master Plan was adopted by the City Council 
on September 14, 2001 and includes properties bounded by Third Avenue South, 
Washington Avenue South, 11th Avenue South and the West River Road.   The plan calls 
for residential developments on the block with commercial uses located on the ground 
floor along Washington Avenue South.  The plan further guides streetscape 
improvements for the block and suggests that buildings should be four to five stories in 
height.  As proposed, this development is in conformance with the guidelines of the 
Update to the Historic Mills District Master Plan. 
 
6. And, does in all other respects conform to the applicable regulations of the 
district in which it is located. 
 
With the approval of the conditional use permit, site plan review and preliminary and 
final plat this development would meet the requirements of the zoning district. 
 
Additional Findings Required for a Planned Unit Development 
 
(1)  That the planned unit development complies with all of the requirements and  

the intent and purpose of this chapter.  In making such determination, the 
following shall be given primary consideration: 

 
a.  The character of the uses in the proposed planned unit development, including 
in the case of a planned residential development the variety of housing types and 
their relationship to other site elements and to surrounding development. 
 
The character of the uses in the proposed planned residential development would 
be compatible with the surrounding area.  The development would include a mix 
of retail/commercial and residential uses.  The proposed residential units are 
market-rate rental housing and will vary in size. The proposed uses are similar to 
others that exist in the area and the proposed site elements are shared and 
accessible to residents of both the proposed development and those living in the 
Park Avenue Lofts West project located on the east side of the site. 
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b.  The traffic generation characteristics of the proposed planned unit 
development in relation to street capacity, provision of vehicle access, parking 
and loading areas, pedestrian access and availability of transit alternatives. 
 
The Public Works Department has reviewed a draft Traffic Demand Management 
Plan (TDMP) which analyzed the traffic generation characteristics of the 
proposed development in relation to street capacity, vehicular access, parking and 
loading areas, pedestrian access as well as the availability of transit alternatives.  
The applicant is working to incorporate comments into the final plan. 
 
c.  The site amenities of the proposed planned unit development, including the 
location and functions of open space and the preservation or restoration of the 
natural environment and historic features. 
 
There are proposed amenities which have been included in the proposal.  A large 
landscaped central plaza with a water feature is proposed at the interior of the site 
which is shared and accessible to residents of both the proposed development and 
those living in the Park Avenue Lofts West project located on the east side of the 
site.  Additionally, the applicant is proposing to incorporate sustainable materials 
and technologies into the development.  Extensive bike parking is also being 
provided. 
 
d.  The appearance and compatibility of individual buildings and parking areas in 
the proposed planned unit development to other site elements and to surrounding 
development, including but not limited to building scale and massing, 
microclimate effects of the development and protection of views and corridors. 
 
The appearance and compatibility of individual buildings and parking areas 
within the entire planned residential development to other site elements and to 
surrounding development is apparent.  The proposed building scale and massing 
is compatible with what exists in the area.  The building as proposed has been 
designed predominantly to fit into all applicable city regulations, and would be 
expected to have minimal impacts on the views and corridors that exist in the 
area.  There would likely be minimal microclimate effects as a result of the 
proposed development.  Staff believes that the proposed height is appropriate and 
that the overall design creates a pedestrian-oriented development that provides 
street-facing entrances and activity.  A retail/commercial space would line the 
street along both Washington and Portland Avenues. 
 
e.  The relation of the proposed planned unit development to existing and 
proposed public facilities, including but not limited to provision for stormwater 
runoff and storage, and temporary and permanent erosion control. 
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Public Works will be reviewing the relation of the proposed planned unit 
development to existing and proposed public facilities.  The development would 
need to comply with all applicable city regulations. 

 
(2)   That the planned unit development complies with all of the applicable 

requirements contained in Chapter 598, Land Subdivision Regulations. 
 

With the approval of the proposed plat, the proposed planned residential 
development complies with all of the applicable requirements contained in 
Chapter 598, Land Subdivision Regulations. 

SITE PLAN REVIEW: 

Required Findings for Site Plan Review 

A. The site plan conforms to all applicable standards of Chapter 530, Site Plan 
Review. (See Section A Below for Evaluation.) 

B. The site plan conforms to all applicable regulations of the zoning ordinance 
and is consistent with applicable policies of the comprehensive plan and 
applicable small area plans adopted by the city council.  (See Section B Below for 
Evaluation.) 

 
Section A: Conformance with Chapter 530 of Zoning Code 
 
BUILDING PLACEMENT AND DESIGN: 
 

• Placement of the building shall reinforce the street wall, maximize natural surveillance and 
visibility, and facilitate pedestrian access and circulation. 

• First floor of the building shall be located not more than eight (8) feet from the front lot line 
(except in C3S District or where a greater yard is required by the zoning ordinance).  If 
located on corner lot, the building wall abutting each street shall be subject to this 
requirement. 

• The area between the building and the lot line shall include amenities. 
• The building shall be oriented so that at least one (1) principal entrance faces the public 

street. In the case of a corner lot, the principal entrance shall face the front lot line.   
• Except in the C3S District, on-site accessory parking facilities shall be located to the rear or 

interior of the site, within the principal building served, or entirely below grade.   
• For new construction, the building walls shall provide architectural detail and shall contain 

windows as required by Chapter 530 in order to create visual interest and to increase 
security of adjacent outdoor spaces by maximizing natural surveillance and visibility. 

• In larger buildings, architectural elements, including recesses or projections, windows and 
entries, shall be emphasized to divide the building into smaller identifiable sections. 

• Blank, uninterrupted walls that do not include windows, entries, recesses or projections, or 
other architectural elements, shall not exceed twenty five (25) feet in length. 

• Exterior materials shall be durable, including but not limited to masonry, brick, stone, 
stucco, wood, metal, and glass.   
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• The exterior materials and appearance of the rear and side walls of any building shall be 

similar to and compatible with the front of the building.   
• The use of plain face concrete block as an exterior material shall be prohibited fronting 

along a public street, public sidewalk, public pathway, or adjacent to a residence or office 
residence district. 

• Entrances and windows: 
• Residential uses: 

• Principal entrances shall be clearly defined and emphasized through the use of 
architectural features such as porches and roofs or other details that express the 
importance of the entrance.  Multiple entrances shall be encouraged. Twenty (20) 
percent of the walls on the first floor and ten (10) percent of the walls on each floor 
above the first that face a public street, public sidewalk, public pathway, or on-site 
parking lot, shall be windows as follows: 
a. Windows shall be vertical in proportion. 
b. Windows shall be distributed in a more or less even manner. 

• Nonresidential uses: 
Principal entrances shall be clearly defined and emphasized through the use of 
architectural features such as roofs or other details that express the importance of 
the entrance.  Multiple entrances shall be encouraged. Thirty (30) percent of the 
walls on the first floor and ten (10) percent of the walls on each floor above the first 
that face a public street, public sidewalk, public pathway, or on-site parking lot, 
shall be windows as follows: 
a. Windows shall be vertical in proportion. 
b. Windows shall be distributed in a more or less even manner. 
c. The bottom of any window used to satisfy the ground floor window 

requirement may not be more than four (4) feet above the adjacent grade. 
d. First floor or ground floor windows shall have clear or lightly tinted glass 

with a visible light transmittance ratio of 0.6 or higher. 
e. First floor or ground floor windows shall allow views into and out of the 

building at eye level.  Shelving, mechanical equipment or other similar 
fixtures shall not block views into and out of the building in the area 
between four (4) and seven (7) feet above the adjacent grade.  However, 
window area in excess of the minimum required area shall not be required 
to allow views into and out of the building.   

f. Industrial uses in Table 550-1, Principal Industrial Uses in the Industrial 
Districts, may provide less than thirty (30) percent windows on the walls 
that face an on-site parking lot, provided the parking lot is not located 
between the building and a public street, public sidewalk or public 
pathway. 

Minimum window area shall be measured as indicated in section 531.20 of the zoning code.  
• The form and pitch of roof lines shall be similar to surrounding buildings. 
• Parking Garages:  The exterior design shall ensure that sloped floors do not 

dominate the appearance of the walls and that vehicles are screened from view.  At 
least thirty (30) percent of the first floor building wall that faces a public street, 
public sidewalk or public pathway shall be occupied by active uses, or shall be 
designed with architectural detail or windows, including display windows, that 
create visual interest. 

 

The proposed structure U-shaped, mixed use commercial/residential structure is 
predominantly located within 8 feet of all property lines.  There are recesses and 
projections in the building walls that allow for variations in the setback. There are 
recesses specifically along the Portland Avenue frontage that exceed 8 feet to allow 
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for the principal entrance to the residential lobby, entry/exit to the underground 
parking garage and for a small recessed landscaped area.  Alternative compliance 
would be necessary.  Planning Staff would recommend that the Planning Commission 
grant alternative compliance as the slight setback for small portions of the proposed 
structure still meet the intent of the code provision.  Further, the slight setbacks result 
in desired architectural detail at the ground floor of the proposed structure.  The 
proposed structure is oriented towards the public streets. The principal entrance to the 
residential lobby would be located off of Portland Avenue at the center of the block.  
The principal entry to the retail/commercial component located at the corner of 
Washington and Portland Avenues would be located off of Washington Avenue.  
There are individual ground floor units with walk-up entrances along both the 
Washington Avenue South and 2nd Street South frontages. The use of progressive 
design and street-oriented building alignments is reinforced with the proposed 
development.  The design also maximizes natural surveillance and visibility, as well 
as facilitates pedestrian access and circulation as the entrances are located directly 
adjacent to the public sidewalk.  The area between the buildings and the public streets 
would have new tree plantings along all three street frontages.  Based on the active 
uses proposed for the development, Staff considers this to be a pedestrian oriented 
development along all street frontages.   
 
The proposed design of the 5-story structure would incorporate windows at the first 
floor.  At least 30% of the first floor façade that faces a public street or sidewalk shall 
be windows for the commercial portion of the development and for the residential 
component at least 20% of the first floor façade that faces a public street or sidewalk 
shall be windows. Approximately 68% are provided for the commercial portion of the 
project along the Washington Avenue frontage and approximately 64% are provided 
for the commercial portion of the development located along Portland Avenue. For 
the residential component of the project, approximately 45% are provided along the 
Washington Avenue frontage, approximately 56% are provided along the Portland 
Avenue frontage, and approximately 33% are provided along the 2nd Street South 
frontage.  All ground level windows within the retail/commercial space must be 
transparent (non-reflective). The proposed structure meets the 10% window 
requirement on upper floors facing the public streets. The proposed structure exceeds 
all window requirements.  The windows are vertical in proportion and distributed in a 
more or less even manner.  There are no blank, uninterrupted walls greater than 25 
feet in width along any of the building elevations that do not include windows, 
entries, recesses or projections, or other architectural elements.   

 
The exterior materials would be compatible on all sides of the proposed building.  
The applicant is proposing that the exterior of the structure be composed of brick, 
metal panels and fiber cement board panels with metal elements. 

 

The proposed building form and the pitch of the roof line is compatible with the area.  
The proposed roof line would be flat, and a 5-story building would be compatible 
with other structures in the area.   
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All proposed parking for the development would be provided in a two-story 
underground parking garage accessed off of Portland Avenue.  The applicant 
proposes to provide a total of 171 parking spaces on the site. 

ACCESS AND CIRCULATION: 
• Clear and well-lighted walkways of at least four (4) feet in width shall connect building 
entrances to the adjacent public sidewalk and to any parking facilities located on the site.  
• Transit shelters shall be well lighted, weather protected and shall be placed in locations that 
promote security.   
• Vehicular access and circulation shall be designed to minimize conflicts with pedestrian 
traffic and surrounding residential uses.  
• Traffic shall be directed to minimize impact upon residential properties and shall be subject 
to section 530.150 (b) related to alley access.  
• Site plans shall minimize the use of impervious surfaces.   

 
The principal entrances to the proposed building are located directly adjacent to the 
public sidewalk.  The principal entrance to the residential lobby would be located off of 
Portland Avenue.  The principal entry to the retail/commercial component located at the 
corner of Washington and Portland Avenues would be located off of Washington 
Avenue.  There are individual ground floor units with walk-up entrances along both the 
Washington Avenue South and 2nd Street South frontages. The parking facilities for the 
proposed development are located in a 2-story underground parking garage with access to 
and from the parking garage off of Portland Avenue.  
 
Based on the proposal, the sidewalk widths are as follows: 
 

• Washington Avenue: Total of 11 feet with a 7 foot walkway width, 4 foot 
wide planters. 

• Portland Avenue:  Total of 10 feet with a 6 foot walkway width, 4 foot wide 
planters/grass boulevard. 

• 2nd Street South:  Total of 14 feet with a 6 foot walkway width, 8 foot wide 
grass boulevard. 

 
There are no transit shelters within the development although the site is adjacent to a 
transit stop along Washington Avenue. 
 
The proposed development has been designed to minimize conflicts with pedestrian 
traffic and surrounding residential uses.  The on-site curb cuts have been consolidated on 
Portland Avenue to one which provides access to the underground parking garage.  The 
off-street loading and trash area would be accessed off a shared service drive along 2nd 
Street South. 
 
Although there are adjacent residential uses, there would not be any negative impacts 
expected on those adjacent residential properties. 
 
There is no public alley adjacent to the site.    
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The site has been designed to minimize the use of impervious surfaces through the use of 
landscaping throughout the site as the proposal meets the 20% requirement.  The majority 
of the site is covered by the proposed building and the large interior central shared 
courtyard is not considered part of the property although the applicant is landscaping it as 
part of the development.   
 
LANDSCAPING AND SCREENING: 
 

• The composition and location of landscaped areas shall complement the scale of the 
development and its surroundings.  

o Not less than twenty (20) percent of the site not occupied by buildings, including all 
required landscaped yards, shall be landscaped as specified in section 530.160 (a).   

• Required screening shall be six (6) feet in height, unless otherwise specified, except in 
required front yards where such screening shall be three (3) feet in height. 

• Except as otherwise provided, required screening shall be at least ninety-five (95) percent 
opaque throughout the year. Screening shall be satisfied by one or a combination of the 
following: 

o A decorative fence. 
o A masonry wall. 
o A hedge. 

• Parking and loading facilities located along a public street, public sidewalk or public 
pathway shall comply with section 530.170 (b), including providing landscape yards along a 
public street, public sidewalk or public pathway and abutting or across an alley from a 
residence or office residence district, or any permitted or conditional residential use.   

• The corners of parking lots where rows of parking spaces leave areas unavailable for 
parking or vehicular circulation shall be landscaped as specified for a required landscaped 
yard.  Such spaces may include architectural features such as benches, kiosks or bicycle 
parking. 

• In parking lots of ten (10) spaces or more, no parking space shall be located more than fifty 
(50) feet from the center of an on-site deciduous tree.  Tree islands located within the interior 
of a parking lot shall have a minimum width of seven (7) feet in any direction. 

• All other areas not governed by sections 530.160 and 530.170 and not occupied by buildings, 
parking and loading facilities or driveways, shall be covered with turf grass, native grasses 
or other perennial flowering plants, vines, mulch, shrubs or trees.   

• Installation and maintenance of all landscape materials shall comply with the standards 
outlined in section 530.210. 

• The city planning commission may approve the substitution or reduction of landscaped 
plant materials, landscaped area or other landscaping or screening standards, subject to 
section 530.80, as provided in section 530.220.  

 

The proposal meets the 20% landscape requirement. The total site area of the subject site 
is 54,026 or approximately 1.2 acres and the proposed building footprint on the site 
would be 35,400 square feet.  A total of 3,725 square feet of landscaping would be 
necessary to meet the 20% requirement.  The applicant is providing approximately 6,268 
square feet or approximately 33% of the site not occupied by buildings.  The zoning code 
requires that there be at least 8 trees and 38 shrubs.  The applicant is proposing to provide 
9 canopy trees, 30 ornamental trees, approximately 135 shrubs as well as 522 perennials 
and ornamental grasses on the subject site.  Also, 25 canopy trees are proposed in the 
public-right-of way.   The proposal is exceeding the minimum landscape quantity 
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requirements. The large shared central courtyard is not considered part of the 
development parcel for the purposes of landscaping or lot area as it is a separate parcel 
which is owned by another entity, however, the applicant is required to landscape the 
property as part of the development application.  It is noteworthy, that a significant 
amount of landscaping is being proposed within the courtyard area. 
 
ADDITIONAL STANDARDS:   
 
• All parking lots and driveways shall be designed with wheel stops or discontinuous curbing to 

provide on-site retention and filtration of stormwater. Where on-site retention and filtration is 
not practical, the parking lot shall be defined by six (6) inch by six (6) inch continuous concrete 
curb. 

• To the extent practical, site plans shall minimize the blocking of views of important elements of 
the city. 

• To the extent practical, buildings shall be located and arranged to minimize shadowing on public 
spaces and adjacent properties. 

• To the extent practical, buildings shall be located and arranged to minimize the generation of 
wind currents at ground level. 

• Site plans shall include crime prevention design elements as specified in section 530.260 related 
to: 
• Natural surveillance and visibility 
• Lighting levels 
• Territorial reinforcement and space delineation 
• Natural access control 

• To the extent practical, site plans shall include the rehabilitation and integration of locally 
designated historic structures or structures that have been determined to be eligible to be locally 
designated.  Where rehabilitation is not feasible, the development shall include the reuse of 
significant features of historic buildings.  

 
On site retention is encouraged.  Due to the size of the parcel, a stormwater management 
plan has been required by Public Works. 
 
Planning Staff would expect the development to have minimal impacts on the blocking of 
views and shadowing of adjacent properties. The proposed building would also be 
expected to have negligible impacts on light, wind and air in relation to the surrounding 
area.   
 
The City’s CPTED officer commented that the plan met City of Minneapolis 
requirements for police safety and had no additional comments.  Planning Staff would 
request details of the proposed breakaway fence/gate proposed on the premises as well as 
a detailed lighting plan for the proposed central courtyard. 
 
There are no historic buildings or rehabilitation alternatives on the subject site as it is 
currently is partially excavated and vacant. 
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Section B: Conformance with All Applicable Zoning Code Provisions and 
Consistency with the Comprehensive Plan and Applicable Small Area Plans 
Adopted by the City Council 

 
ZONING CODE - The proposed use of the site as a PUD is conditional in the C3A 
District. 
 
With the approval of the conditional use permit, site plan review, and preliminary and 
final plat, this development would meet the applicable requirements of the C3A zoning 
district. 
 
Specific Development Standards for a planned residential development: 
 
A planned residential development shall conform to the standards of Chapter 527, 
Planned Unit Development. 
 
Exceptions to Zoning Ordinance Standards: Chapter 527, Planned Unit Development 
authorizes the City Planning Commission to approve exceptions to the zoning regulations 
that are applicable to the zoning district in which the development is located.  This may 
be done only upon finding that the Planned Unit Development includes adequate site 
amenities to address any adverse effects of the exception.  There is one exception to the 
Zoning Code standards that is being requested as part of the conditional use permit 
application for a PUD which is for off-street parking. 
 
Placement of Structures: In a Planned Unit Development there may be more than 
one principal structure located on a lot.  There will be 1 lot in this specific 
development with 1 U-shaped, mixed-use building located on the lot.   

 
Bulk Regulations: 

 
Floor Area: The maximum floor area ratio (FAR) allowed in the C3A zoning 
district is 2.7.  With the application of the DH Overlay District, the FAR base 
is 4.0.  In a Planned Unit Development the floor area ratio may be increased 
up to 20 percent for the purpose of promoting an integrated project that 
provides additional site amenities.  Staff is recommending approval of the 20 
percent increase as the project is providing additional amenities and site 
improvements which include: underground parking, mixed-use commercial 
and residential development, and a large shared central courtyard for use by 
the residents of the existing Park Avenue Lofts West project and the proposed 
development. With the 20 percent increase for an integrated project providing 
additional site amenities, the FAR would be 4.8.  Additional, 20% bonuses are 
applicable for the proposed development for enclosed parking (+.8).  The total 
allowable FAR with (3) 20% bonuses is 5.6. The FAR of the entire PUD 
development is (Park Avenue Lofts West = 86,455 square feet + SAMA = 
104, 098 square feet + Mill District = 171,798, no GFA for Mill Quarter 
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Ramp) 1.70 based on a total of 362,351 square feet.  The lot area is 212,822 
square feet in size.  Thus the allowable square footage for the PUD would be 
1,191,803 square feet. This proposal is for a total of 171,798 square feet. 
 
Building Height: The property is zoned C3A with DP (Downtown Parking), 
and DH (Downtown Height) Overlay Districts. The maximum height allowed 
the C3A zoning district is four stories or 56 feet, whichever is less, however 
the subject properties are located in the DH (Downtown Height) Overlay 
District which was established to regulate the building bulk requirements of 
structures within portions of the downtown area where such regulation is 
consistent with the planned character of the area and its surroundings.  For this 
specific development which is located between Washington Avenue South 
and Second Street South, the maximum height for all principal structures, 
except single and two-family dwellings or cluster developments, shall be eight 
(8) stories or one hundred twelve (112) feet, whichever is less.   The proposal 
is to construct a 5- story or 56 foot tall structure on the site which conforms to 
the DH Overlay District standards. 

 
Lot Requirements: 

 
Generally: The minimum lot area for a Planned Unit Development in the  
C3A zoning district is two acres.  This site is 212,822 square feet or 4.89  
acres.  
 
Density Bonus: The minimum lot area per dwelling unit in the C3A zoning 
district is 400 square feet.  In a Planned Unit Development the minimum lot 
area per dwelling unit may be reduced up to twenty percent.  This PUD could 
provide up to 532 dwelling units without a lot area reduction and 665 dwelling 
units on this site with a lot area reduction.  The applicant is proposing to have 
175 dwelling units on the subject site, which would add up to a total of 306 
dwelling units within the PUD. 

 
Yards: Given that this site and the adjacent properties are zoned commercial and the 
adjacent development on the block is part of the larger PUD there are no setback 
requirements for the development.  
 
Dwelling Units per Acre: With a total of 306 dwelling units on a site having 212,822 
square feet of lot area, the proposal would include approximately 62.5 dwelling units per 
acre.   
 
Off-Street Parking and Loading: The required number of parking spaces for the 
proposed residential portion of the development is 175 parking spaces and 4 parking 
spaces are required for the retail/commercial component.  The site is in close proximity to 
a bus line with midday headways that are less than 30 minutes apart in each direction that 
runs along Washington Avenue, which would qualify for the 10 percent reduction in 
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Section 541.200(1) of the Zoning Code resulting in a reduction of 17 spaces for the 
residential component.  Therefore, a total of 158 off-street parking spaces are required for 
the residential component; the applicant is providing 171 in a 2-story underground garage 
which exceeds the parking requirement. The applicant is requesting an exception for the 
commercial parking component from 4 spaces to 0.  With the bicycle provision applied 
which allows a reduction of one parking space for each individual use provided a bike 
rack with parking for 4 bicycles is installed, 3 parking spaces would be the required 
number for the retail/commercial component of the development. The proposal also 
includes the provision for 167 bicycle parking spaces within the underground garage. 
 
On-Premise Signs: The applicant has not submitted a sign plan as part of this 
application. The applicant has stated that a comprehensive sign plan will be submitted at 
a later date. An approved sign plan and permits are required before any signage may be 
installed on the premises.   
 
Lighting: The applicant is proposing to install wall mounted light fixtures at all public 
building entrances.  Acorn lights are proposed along the public streets and site lighting 
fixtures will be located throughout.  A photometric plan was not submitted as part of the 
application.  Staff is recommending that a photometric plan showing footcandles be 
submitted as part of the final review of the plans.  All lighting will need to be downcast 
and shielded to avoid undue glare. All lighting shall comply with Chapters 535 and 541.   
 
Dumpster screening:  Section 535.80.  Refuse storage containers shall be enclosed on 
all four (4) sides by screening compatible with the principal structure not less than two 
(2) feet higher than the refuse container or shall be otherwise effectively screened from 
the street, adjacent residential uses located in a residence or office residence district and 
adjacent permitted or conditional residential uses. The trash area would be accessed off a 
shared service drive from 2nd Street South. 
 
Building coverage:  Not applicable for this development. 
 
Impervious surface area:  Not applicable for this development. 
 
 
MINNEAPOLIS PLAN 
 
See the above listed response to finding #5 in the conditional use permit application for 
the planned residential development. 
 
Section C: Conformance with Applicable Development Plans or Objectives Adopted 
by the City Council 
 

See the above listed response to finding #5 in the conditional use permit application for 
the planned residential development. 
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ALTERNATIVE COMPLIANCE 

The Planning Commission may approve alternatives to any site plan review 
requirement upon finding any of the following: 

• The alternative meets the intent of the site plan chapter and the site plan 
includes amenities or improvements that address any adverse effects of the 
alternative.  Site amenities may include but are not limited to additional open 
space, additional landscaping and screening, green roof, decorative pavers, 
ornamental metal fencing, architectural enhancements, transit facilities, bicycle 
facilities, preservation of natural resources, restoration of previously damaged 
natural environment, rehabilitation of existing structures that have been locally 
designated or have been determined to be eligible to be locally designated as 
historic structures, and design which is similar in form, scale and materials to 
existing structures on the site and to surrounding development. 

• Strict adherence to the requirements is impractical because of site location or 
conditions and the proposed alternative meets the intent of this chapter. 

• The proposed alternative is consistent with applicable development plans or 
development objectives adopted by the city council and meets the intent of this 
chapter. 

 
Alternative compliance is requested by the applicant to meet the following standards: 

 
�   Building constructed within 8 feet of the property line: The proposed 
structure U-shaped, mixed use commercial/residential structure is predominantly 
located within 8 feet of all property lines.  There are recesses and projections in 
the building walls that allow for variations in the setback. There are recesses 
specifically along the Portland Avenue frontage that exceed 8 feet to allow for the 
principal entrance to the residential lobby, entry/exit to the underground parking 
garage and for a small recessed landscaped area.  Alternative compliance would 
be necessary.  Planning Staff would recommend that the Planning Commission 
grant alternative compliance as the slight setback for small portions of the 
proposed structure still meet the intent of the code provision.  Further, the slight 
setbacks result in desired architectural detail at the ground floor of the proposed 
structure. 
 

PRELIMINARY PLAT –  
 
Required Findings: 
 
1. Subdivision is in conformance with the land subdivision regulations 
including the requirements of section 598.100 relating to protection of natural 
resources, applicable regulations of the Zoning Code, and policies of the 
Comprehensive Plan. 
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The subdivision is in conformance with the design requirements of the land subdivision 
regulations. The site would be a fully developed property should the land use applications 
be approved with proposed buildings up to the property lines.   
 
2. Subdivision will not be injurious to the use and enjoyment of other property 
in the immediate vicinity, nor be detrimental to present and potential surrounding 
land uses, nor add substantially to congestion in the public streets. 
 
The plat will create one lot for the site within the planned unit development.  There are 
various conditions of approval on the planned unit development site plan that should 
address any negative impacts of the development. 
 
3. All land intended for building sites can be used safely without endangering 
the residents or uses of the subdivision and the surrounding area by peril from 
floods, erosion, high water table, severe soil conditions, improper drainage, steep 
slopes, utility easements, rock formations, or other hazard. 
The site is predominately flat and does not present the above hazards. 
 
4. The lot arrangement is such that there will be no foreseeable difficulties, for 
reasons of topography or other conditions, in securing building permits and in 
providing driveway access to buildings on such lots from an approved street.  Each 
lot created through subdivision is suitable in its natural state for the proposed use 
with minimal alteration. 
 
The lot being created by this plat presents no foreseeable difficulties for the proposed 
development.  No significant alterations to the land appear necessary. 
 
5. The subdivision makes adequate provision for storm or surface water runoff, 
and temporary and permanent erosion control.  The stormwater drainage system 
shall be separate and independent of any sanitary sewer system.  All plans shall be 
designed in accordance with rules, regulations and standards of the city engineer.  
Facilities intended to be dedicated to the City shall be located in perpetual, 
unobstructed easements of a width determined to be adequate and necessary by the 
city engineer.  To the extent practicable, the amount of stormwater runoff from the 
site after development does not exceed the amount occurring prior to development. 
 
Public Works will review and approve drainage and sanitary system plans before 
issuance of building permits. 
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RECOMMENDATIONS: 
 
Recommendation of the Department of Community Planning and Economic 
Development – Planning Division for the conditional use permit: 
 
The Department of Community Planning and Economic Development – Planning 
Division recommends that the City Planning Commission approve the application for a 
conditional use permit to allow for a Planned Residential Development, including 175 
dwelling units, for property located at 603 2nd Street South and 600 Washington Avenue 
South subject to the following conditions: 
 

1. The conditional use permit shall be recorded with Hennepin County as required 
by Minn. Stat. 462.3595, subd. 4 before building permits may be issued or before 
the use or activity requiring a conditional use permit may commence. Unless 
extended by the zoning administrator, the conditional use permit shall expire if it 
is not recorded within one year of approval.    

2. A minimum of 167 bicycle parking spaces shall be provided within the 
underground garage.  A total of 8 bicycle parking spaces (2 racks) shall be 
provided at grade. 

 
Recommendation of the Department of Community Planning and Economic 
Development – Planning Division for the site plan review: 
 
The Department of Community Planning and Economic Development– Planning 
Division recommends that the City Planning Commission approve the site plan review 
application for property located at 603 2nd Street South and 600 Washington Avenue 
South subject to the following conditions: 
 

1. Planning Staff review and approval of the final site, elevation, lighting and 
landscaping plans.   

 
2. All site improvements shall be completed by June 2, 2010, unless extended by the 

Zoning Administrator, or the permit may be revoked for non-compliance. 
 

3. The Travel Demand Management Plan must be approved by the Planning 
Director prior to submission of plans for final approval and building permit 
issuance.   

 
4. Approval of the conditional use permit for a Planned Unit Development. 

 
5. The interior courtyard shall be landscaped by the applicant as approved. 
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Recommendation of the Department of Community Planning and Economic 
Development – Planning Division for the preliminary plat: 
 
The Department of Community Planning and Economic Development– Planning 
Division recommends that the City Planning Commission approve the preliminary plat 
application for property located at 603 2nd Street South and 600 Washington Avenue 
South.  

 

Attachments: 

1. PDR Report 
2. Statement of use / description of the project 
3.  Findings – CUP 
3. Correspondence  
4. Zoning map 
5. Plans – Site, landscape, elevations, floor plans, shadow survey, etc. 
6. Photos  
7. Oblique aerial 
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