Department of Community Planning & Economic Development
250 South 4th Street, Room 300
Minneapolis, MN 55415-1385

Minneapolis
City of Lakes
MEMORANDUM
TO: City Planning Commission—Committee of the Whole
FROM: Janelle Widmeier, Senior City Planner, (612) 673-3156
DATE: June 12,2014
SUBJECT: 2316-2320 Colfax Ave S multiple-family dwelling

The subject property is located at 2316-2320 Colfax Avenue South. It is zoned Ré Multiple-family
District. The combined lot area is 20,598 square feet. The Minneapolis Plan for Sustainable Growth
identifies urban neighborhood as the appropriate future land use.

The proposal is for a new 4-story, multiple-family dwelling with 42 units (6 two-bedroom units and 36
one-bedroom units). A multiple-family development proposal for this site was previously reviewed at a
committee of the whole meeting in March of 2013. Changes to the project since then include
eliminating the below grade parking which results in |7 fewer vehicle spaces, moving the enclosed
parking to the first floor, reducing the number of dwelling units from 45 to 42, and less brick on the
Colfax Avenue elevation.

The following required applications have been identified (the applications with an * were not required
previously):
e Variance to reduce the minimum front yard requirement adjacent to Colfax Avenue from
approximately |19 feet to |15 feet to allow the building and open porches.
e Variance to reduce the minimum rear yard requirement adjacent to the west property line from
5 feet to O feet to allow a pergola over the parking area.*
e Variance to reduce the minimum parking requirement from 38 to 27 spaces.*
e Variance to reduce the minimum two-way drive aisle width from 22 feet to 20.3 feet.*
e Site plan review.

A total of 32 vehicle parking spaces (18 standard and 14 compact) will be provided. Because only 25
percent of the required spaces can be compact (not more than 9), the variance request is to reduce the
number of spaces to 27 rather than require another variance to increase the maximum number of
compact spaces. A shared vehicle is proposed. This incentive reduces the minimum parking
requirement from 42 to 38 spaces. The site is located more than 300 feet from a transit stop and
therefore does not qualify for the transit incentive. A total of 48 bicycle parking spaces are also
proposed.

In 2012, the applicant obtained historic review letters for both properties. CPED staff found that
neither appeared to be a potential historic resource. However, the decision on 2320 Colfax Avenue
South was appealed. The Heritage Preservation Commission (HPC) granted the appeal, which was
upheld by the City Council. A demolition of historic resource application was later submitted and


mailto:janelle.widmeier@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-104912.pdf

Department of Community Planning and Economic Development

denied by the HPC. Upon appeal, the City Council overturned the HPC’s decision. The appeal process
is now complete and the City has determined that the property is not a historic resource.

The applicant and CPED is seeking feedback from the Planning Commission on the current project’s
design and to discuss any issues before going to a public hearing. This input will also be used by the
applicant as they prepare formal applications.
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City of Minneapolis

Community Planning & Economic Development
250 S Fourth Street Rm. #300

ATTN: Janelle Widmeier

RE: 2316 and 2320 Colfax Avenue South.

Project Description: The project sits on two properties, 2316 and 2320 Colfax. The two properties are
two and three story single family houses that have been converted into single room boarding houses.
Fire has dramatically affected both buildings, and deferred maintenance has also had an impact on
both buildings. These two buildings would be removed for the new structure which is a 42 unit
apartment building. The building has a mix of two 4 two bedroom units and 36 one bedroom units.
The units are intended to attract a mix of residents and range in size from 600 sq.ft. to 920 sq. ft.
Many of the units will be geared to more affordable budgets with the smaller sizing, and the possibility
of reducing automobile dependence. The project will be promoting alternative transportation choices.
The centerpiece of the community area is a bike transit center which will integrate transit
components, repair, and community spaces. Bikes are treated as first class transit choices with simple
and available parking. A shared vehicle will be located on site for the residents as an amenity.
Additionally, transit passes are offered as monthly rent reductions. The cost of the parking has been
reduced dramatically by size, and location. The construction cost savings will go towards greater
energy efficiency. This will include increased insulation in walls and windows and centralized heat
system with heat exchange. Construction materials will also decrease toxicity from standard levels in
an effort to provide a more healthful environment.

The building design is broken into two parts with a three story brick, portion facing 24™ Avenue. This
portion is intended to be a contemporary interpretation of the historical pattern of three-story
apartments in the neighborhood, and matches the scale of the apartment directly to the west. The
Colfax side of the street is a three story stucco building with articulated metal panel bays with a two —
story expression. There are two large front porches that approximate the spacing and size of the
porches on the large single family homes along the Colfax. There is a fourth floor that is setback 10’
from the Colfax side and 15’ from 24", The building has a large percentage of brick facing the public
street, and is also composed of stucco, cement board and metal panel.



Unit Mix: There are 42 total units. The building is a mixture of one and two bedroom units, but
predominately smaller one bedroom units. The units range in size from 600 square feet to 924 square
feet. The project is looking to attract a mix of residents looking for quality housing on a budget. There
are a total of4 two bedroom units and 36 one bedroom units

Height: The building is four stories and forty-eight (46’) in height. The Third floor is stepped back
along Colfax, and the fourth floor is stepped back along Colfax and 24" reducing the impact of the
height. This height is well below the 6 stories, and 65’ height allowance of the existing zoning.
Massing:

Parking: Parking is located in on the surface or in a parking structure at the first floor. The parking has
been reduced in prominence for the project. The additional savings for parking is being reinvested
into the building for bike amenities, and increased sustainahility features.

Parking Matrix: 32 Total Stalls - (49 with tandems), 45 units total (10% transit reduction)
Per zoning section 541.120 fractional stalls .5 or below can be disregarded.

standard compact handicap Total
surface 4 6 0 10
garage 9 11 1 22
shared 1 1
TOTAL 13 18 1 32

Bike Parking: 48 total bike stalls: 22 Wall mount bike loops : 10 secured in a storage facility: 16
secured in private lockers.

Variances:

1: Parking: Reduction of parking from 38 to 32. The parking is at .76 per unit. There is one
shared vehicle reducing the requirement to .9. We are requesting a variance to reduce to .76.
Although this site is not considered a transit site by zoning it is well supplied with transit choices. This
site is one block from Hennepin where there exists ---number of bus lines. There is also a bus line on
24™ with bus stops both directions at 360’ (per zoning the two-way bus stop would be required to be
at 300). The zoning code does not recognize a multiple number of bus routes, only proximity to one
route. Because this site has multiple transit choices on Hennepin Avenue, and Lyndale Avenue less
than % mile away, and the 17 bus less than 400’ away, it should be considered as a transit location and
thus parking reduction could be reduced and additional ten percent. There are two garage stalls
located on the west side. These stalls are a bike maintenance and parking area giving the bicycle easy
access, and prominence.



Compact stalls: The prosed design increases the number of compact stalls. The experience of the
management and ownership is that most of the cars in their buildings fit the compact stall dimensions,
and these are sufficient for the residents.

2: Drive Aisle Width: Reduction in drive Aisle width from 22’ to 20”: The proposed drive aisle
width at the south part of the drive aisle is 20’ in lieu of 22’

3: Front Yard Setback: Reduction of setback from alignment with neighboring properties to 15’
The adjacent property to the north has a front porch located at 19’ from the property line, and the
building face at 28’ from the property line. The zoning calls for a 15’ setback or in alignment with the
neighboring residential structures. The main portion of the Colfax facade has a setback at 21’, the
southern portion has a setback from Colfax at 15’. The one story open porches along Colfax have a
setback of 15’. Itis typical within the neighborhood to have buildings at the intersections closer to the
property lines, and is part of the mixed-use character of the neighborhood. The proposed design
keeps within the 15" setback as prescribed, but moves closer to the property line as it gets closer to
the corner, much like the other commercial buildings in the neighborhood.

4 Side Yard Setback: Reduction of setback for trellis from 5’ to 0’: The proposal calls for an
overhead structure to be located over the drive aisle on the west side. This would require structural
columns in the side-yard setback. The trellis needs to clear the drive-aisle, and the only way to cover
the drive aisle is with the structure in the setback area. The trellis is composed of a wire grid and the
structure allows for a green screen to be placed as part of the fencing along the west property line.
This structure also allows the vines to go above the drive aisle, and the wire ceiling grid will also allow
for softer down-lighting over the drive aisle. This structure reduces the impact of the drive aisle for
the residents and neighbors, and although it does not meet the requirements, it does provide for a
better living environment by it's inclusion.

Building Metrics per zoning:

R6 zoning allowed provided

Front setback 15’ 15’

Corner side yard setback 14 14'-8”

Rear and interior side setback | 11’ 11

density 400sf/unit = 51 45

FAR 3.0=61,752 32,259 (64% of allowed)
Height (stories/ feet) 6/84' 4/46’'

Lot coverage 70% 52%

Impervious surface 85% 75%

20,591sq.1t. lot area




Process: The applicant met with the LHENA Neighborhood planning and zoning group on three
separate occasions, and with the LHENA Board on one occasion. All of the meetings were open to, and
well attended by the public. The applicant revised the initial proposal after the first meeting, and
made minor changes for the following meetings. The project was submitted for land-use application
last year. After the land-use application was submitted the owner requested a demolition permit. The
demolition permit was challenged. City Council voted to allow the demolition in April. The applicant
has since met with councilmember Bender independently. The project is comparable to the original
submission in terms of bulk, size and height. It has three less units and eight less parking stalls, than
the original submission.

Conditional Use Permit: Based on the multi-family use, and the fact that there are 42 units, a
Conditional Use Permit is required.

1. The conditional use will not be detrimental or endanger the safety of the public. The
proposed use will provide active users for the site, and meets the zoning and density
standards as zoned.

2. The proposed building will replace two existing houses both of which are in need of repair,
one of which is an eyesore and currently does not fit into the neighborhood. The design of the
building is intended to compliment the massing of the neighborhood, with two, three and four
story portions. The use is comparable to the building directly to the west, and an
enhancement of many of the apartments in the immediate area. Due to these issues, the
property should not negatively impact the property values of neighborhood.

3. Adequate access and drainage will be provided as part of the proposed project.

The proposed circulation and traffic patterns will be comparable to the existing traffic patterns
with all of the residential parking being located off 24™ Avenue. The current buildings house
20 units, the proposed building houses 45 units, a minor increase in traffic generation.

The proposed use is consistent with the comprehensive plan and the existing zoning.

The conditional use in other respects than listed shall conform to the regulations of the
district.

Please let me know if any of the items need additional information or clarifications.
Sincerely,

COLLAGE ARCHITECTS

Pete Keely, A.l.A.
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