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: Hilary Dvorak, Principal Planner, (612) 673-2639
DATE: June 26, 2014
SUBJECT: Southwest High School expansion

Southwest High School is located at 3414 West 47t Street. Minneapolis Public Schools is proposing to
construct an addition to the existing building in the space between the east and west buildings where
the existing single-story link is located. As part of the project approximately 12,400 square feet of the
existing building will be removed. The total size of the addition will be approximately 60,346 square feet
in size.

The expansion to the school is being done in anticipation of increased enrollment. Minneapolis Public

Schools is going to build the addition in such a way that it could accommodate a fourth story. Any future
expansion of the building would need to be reviewed when the specific details are known.

The site is located in both the Rl and the RIA zoning districts. To unify the property the applicant is
proposing to rezone that portion of the lot located in the R1 zoning district to the RIA zoning district.
The height limitation in the RIA zoning district is 2.5 stories or 35 feet. The proposed addition will be
three stories in height. Height of a building is measured from the front center of the building. In this case
the building height is measured from Abbott Avenue South. Given this and the grade change on the site
the building height is technically 6 stories/76 feet.

The land use applications have been submitted and the project is tentatively scheduled for the August
I'l, 2014, City Planning Commission meeting. The required land use applications include:

e Rezoning of the western portion of the property located at 3414 47 Avenue West from the
R1Single-family District to the RIA zoning district.

e Conditional use permit to allow an expansion to the existing K-12 school.

e Conditional use permit to increase the height of the building from the permitted 2.5 stories/35 feet
to 6 stories/76 feet.

e Variance to increase the permitted floor area ratio of the building from .5 to 1.03 (the existing FAR
is .87).

e Variance to increase the maximum impervious surface allowance from 65 percent to 84 percent
(the existing is 81 percent).

e Variance to increase the maximum lot coverage allowance from 50 percent to 58 percent (the
existing is 54 percent).

e Variance to reduce the required off-street parking requirement from 381 to 128 where 184 spaces
are grandparented.

e Site Plan Review for an addition to an existing K-12 school.

e Vacation of the utility easement that extends through vacated Beard Avenue South.
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Ms. Hilary Dvorak, Principal City Planner

Land Use, Design & Preservation

City of Minneapolis

Community Planning & Economic Development
250 South 4™ Street- Room 300

Minneapolis, MN. 55415

Re:  MPS Southwest High School Addition & Renovations
ATS&R Project Number: 14003

Dear Hilary:

The following written statement(s) are provided by ATS&R on behalf of the applicant,
Minneapolis Public Schools, for the above referenced project.

The existing Southwest High School facility located at 3414 47" Avenue West will have a major
addition occurring in the space between the east and west buildings where the single story ‘link’
is currently located. This addition will contain a ‘commons’, secure main entrance with
administration, classrooms and a new media center. A second, smaller addition on the west side
of the west building will provide additional academic areas and support facilities to the
performing arts program. The existing lunchroom, kitchen, media center, and other portions of
the east and west buildings, will be renovated. The intended goals of the expansion are first to
provide 21% century learning spaces for the anticipated enrollment increase, improve classroom
support spaces, enhance building security and prepare the building for the future.

In addition to the General Application requirements, following Specific Land Use Application(s)
and required findings apply.

Conditional Use Permit-
A conditional use permit is required for a school in the existing zoning districts.
A response to the following required findings is provided:

(1) Finding- The establishment, maintenance or operation of the conditional use will not be
detrimental to or endanger the public health, safety, comfort or general welfare.
Response- The school has been in this location in this community since the original
construction in 1939-40, operating as an allowable use.

(2) Finding- 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 for uses permitted in the district.

Response- The school use is compatible with the surrounding residential community;
Adding to the property values for quality educational opportunities to families in the
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immediate area and beyond. Quality schools attract families and development to the
neighborhoods.

(3) Finding- Adequate utilities, access roads, drainage, necessary facilities or other measures,
have been or will be provided.
Response- Adequate utilities and infrastructure already exist on this site. Renovation of
the existing school and additions, invests in an already developed property, maximizing
utilization of limited funding from the taxpayers. The school is located in a mature
neighborhood that is renewing itself as is the school. Existing streets surround the
property, providing ready access.

(4) Finding- Adequate measures have been or will be taken to minimize traffic congestion in
the public streets.
Response- Students and staff are encouraged to find alternative means of transportation
to the site, walking, biking, carpooling, and bus transit and drop-off. All result in less
parking and congestion on the public streets. Metro transit provides scheduled service to
established stops in the vicinity and from the site, eliminating the added congestion
typical with school buses. Any congestion is limited primarily to drop-off and pick-up
times which appear to be afier or before the peak rush hours in the City.

(5) Finding-The conditional use is consistent with the applicable policies of the
comprehensive plan.
Response- The school is an allowable use and contributes to the development within the
comprehensive plan.

(6) Finding-The conditional use shall, in all other respects, conform to the applicable
regulations of the district in which it is located.
Response- The school use, unless modified by variance, conforms to applicable
regulations in the R1 and/or RIA districts.

In addition, the following responses to findings are addressed for Increasing Maximum
Height:

(1) Finding- Access to light and air of surrounding propetties.
Response- Because the additions are placed strategically in areas of lesser impact on the
building massing, their impact on their neighboring properties is minimized. The
additions are planned vertically to ‘stack’ square footage and reduce the building
footprint. The building additions are between buildings or in the case of the west
addition, filling out the backside of the southwest corner.

(2) Finding- Shadowing of residential properties, significant public spaces, or existing solar
energy systems.
Response- Shading and shadow studies have been prepared to confirm that adjacent
residential properties will not be adversely affected. The only significant public space is
the plaza we are creating on the south side of the new addition and main entrance to the
Minneapolis Public Schools Southwest Commons. There are no existing solar energy
systems that will be affected by the building additions. The west addition shadowing will
not spill beyond the site.

(3)Finding- The scale and character of surrounding uses.
Response- The context of the surrounding is residential properties with the obvious
exception of the tall, blank, non-descript bulk of the Century Link building across 4 7"



Street from the building addition.

(4)Finding- Preservation of views of landmark buildings, significant open spaces or water
bodies.
Response- Although the school sits high in elevation relative to the south and
particularly the east side, there are no views to be preserved of significant features
and/or buildings.

Variances are needed for the following items, to which the same findings are required to be
addressed (for the first variance listed, the findings are listed with the response, subsequent
variances have just the response listed for the same findings):

A variance is required for the Floor Area Ratio: Allowed is 0.5 FAR or less. Existing is 0.87,
Proposed will be 1.02% FAR.

Finding- 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.

Response- The property as it exists today has grown from subsequent additions to occupy a
substantial footprint on the site. Portions of the school are 1, 2, or 3 stories and more depending
upon the construction type and functional activities contained within the facility. If the school
had been designed for multiple floors in subsequent additions, then the footprint would have
been smaller and correspondingly the FAR less. The new addition is proposed to maximize the
building square footage for classrooms and support spaces while maintaining the smallest
footprint possible, even to the extent of demolition of portions of the existing so as to re-construct
with the ability to extend up rather than out.

Finding- 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.

Response- Minneapolis Public Schools is aware of the FAR and the coverage of the site in this
highly developed urban neighborhood. Southwest High School provides an excellent secondary
program serving the Minneapolis community and families in the neighborhoods, attracting
students to this location and accommodating those in the attendance boundary areas.
Minneapolis Public Schools is strategically locating the additions to minimize impact on the site
and the surrounding homes and also actively master planning the site for potential consolidation
of the building footprint in the future.

Finding-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.

Response- Based on the placement of the additions, the essential character of the school will not
be adversely affected in fact just the opposite is anticipated that the additions will enhance the
experience of coming to Southwest High School, give definition to the main secure entrance and
join the existing east and west buildings more effectively and efficiently.



A variance is required for the percentage of impervious surface: Allowed is 65% or less. Existing
is 81.2%, Proposed is 84.3%.

Response-

1. The percentage of impervious surface is being addressed by placing the major addition on an
already, primarily hard surfaced area of concrete pavement including sidewalks and plaza
leading to an existing link area between the existing east and west buildings. Besides building
area, other significant impervious surface areas are provided for on-site vehicle parking and
circulation. Minneapolis Public Schools have intended to provide as much on-site parking on-
site as feasible to reduce congestion on City streets.

2. Minneapolis Public Schools proposes to continue the active use of the property which in its
existing state already includes a significant % of impervious surface with a slight increase
proposed.

3. The additional impervious surface area will have the storm water addressed by underground
storm water storage with rate control and water quality. The essential character of the site will
not be altered and the storm water management will be out-of-site.

A variance is required for the maximum lot coverage by building: Allowed is 50% or less.
Existing is 54.1%, Proposed is 58.4%.

Response-

1. Current day high schools have enormous responsibilities and needs which translates into
bigger buildings, and more square footage. High schools are Community Centers and fulfill
many of the space needs for activities in the community, including community education and
programming, health clinic, and various other program accommodations to serve the
Minneapolis population. The lot coverage by building does not increase significantly from the
existing conditions. A great deal of investment exists in the school facilities currently that will be
improved by this work to assure Southwest High School’s viability into the future. It requires
these additions and renovations to address inadequate learning and support spaces currently.
2. Minneapolis Public Schools additions to Southwest High School consolidate new area to
critical locations and build vertically to meet the required space needs versus spreading
horizontally and encroaching on more lot area.

3. The addition(s) will not alter the essential character of the locality since the design suggests
an infill approach to completing spaces between spaces (and/or buildings).

A variance is required for parking: Required is 1 parking space per classroom, plus one per five
students of driving age attending the school. The existing (118) and proposed (130) parking is
less than that number.

Response-

1. The projected parking number needed is difficult to pinpoint, other than to take a snapshot in
time to determine how many students actually would be driving to school. Particularly, with a
high school population that fluctuates with the number of driving age through the school year,
not the same at the start of the year and the end of the year. Also, generational differences,
weather, economics- to name a few factors that affect the actual drivers to the site.

2. Students and staff are encouraged to use alternative means to access the site. Those means as
evidenced by observations on the site, include walking, biking, carpooling, Metro Transit and
drop-off. Metro transit is used exclusively for busing on this site except for Special Program
needs. A significant number of students are dropped off away from the immediate site and filter’



to the school. The actual number of additional drivers and /or parking spaces can only be
projected based on past history but behavior patterns in the future may change the impact of the
projected enrollment increase.

3. The existing site provides spaces for staff parking. The essential character of the locality will
not change significantly with the potential additional student drivers. Much of the existing on
street parking is controlled already by the City with limitations that apply and influence access
choices to the school. Minneapolis Public Schools has diligently looked at all possible scenarios
of increased parking on site including reworking existing parking lots, underground or ramp
parking, and off site shared parking with community partners (specifically Century Link).

il

Daniel C Moll, ATA
DCM/DMT

Slncerely,

Enclosures: as part of the General Land Use Application
cc: Ken Karr, MPS Director of Facilities; Kenneth.Karr@mpls.k12.mn.us
David Richards, MPS CPPD Manager; David.Richards@mpls.k12.mn.us
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Il DESCRIPTION OF PROPERTY SURVEYED I

Block 23, WAVELAND PARK, including the North Half of vacated Oliver Avenue lying
between Blocks 23 and 30, WAVELAND PARK;
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Lots 1,2,3,14,15 and 16, Block 30 WAVELAND PARK, including the South Half of
vacated Oliver Avenue lying between Blocks 23 and 30, WAVELAND PARK;
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Boundary and Topographic Survey -ror- ATS&R, Inc. B SURVEY NOTES I —

B DESCRIPTION OF PROPERTY SURVEY ED I 1. The field work was completed on April 8, 2014.

-or~ Minneapolis SW High School, Hennepin County, Minnesota 2 Contours shown are a1 1 oot nervas
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