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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Lisa Steiner, City Planner, (612) 673-3950 

DATE: April 16, 2015 

SUBJECT:  112 East Hennepin Avenue Redevelopment 

 

The applicant is proposing to redevelop the site located at 112 East Hennepin Avenue with a new 30-

story apartment building with 189 dwelling units and 8,858 square feet of retail space. The new 

construction would be attached to two remaining historic buildings on the site. One of these historic 

buildings would be retained in its entirety; the other would be moved thirty feet and about half of the 

back of the building would be removed and replaced by a portion of the proposed tower. Within the 

development, 249 parking spaces would be incorporated in one level of underground parking and 6 

levels of above-grade parking on floors 2 through 7. No further details on the proposed rehabilitation of 

the remaining buildings were provided and no information was provided regarding proposed materials 
for the new tower. 

Four connected but distinct structures currently exist on the property with a combined building 

footprint of approximately 8,000 square feet. Nye’s Polonaise Restaurant & Bar is located on the ground 

floor of the buildings with residential uses on the floors above. The remainder of the approximately 

20,000 square foot property is a surface parking lot. Two of the existing buildings were built in the early 

1900s and two were built in the 1960s. The applicant is proposing to demolish the one-story buildings 
from the 1960s.  

This property is located within the St. Anthony Falls Historic District, which is locally designated and is 

listed on the National Register of Historic Places. The property is zoned within the C3A Community 

Activity Center District, PO Pedestrian Oriented Overlay District, and MR Mississippi River Critical 
Area Overlay District. 

The Minneapolis Plan for Sustainable Growth designates this site as Mixed Use. The property is located 

within the East Hennepin Activity Center and Hennepin Avenue is a designated Commercial Corridor. 

For Activity Centers, the comprehensive plan provides estimated density range guidance of high density 

(50-120 dwelling units/acre) and very high density (120-200 dwelling units/acre) depending on context. 

High density housing is encouraged on Commercial Corridors (1.10.5) and high to very-high density 

housing within the boundaries of Activity Centers is also encouraged (1.12.6). The proposed density for 
this development is 412 dwelling units/acre.  

Urban design policies in the comprehensive plan support the development of multi-family residential 

dwellings of appropriate form and scale. Policy 10.5.2 specifies that medium-scale, multi-family residential 

development is more appropriate along Commercial Corridors and in Activity Centers that are outside 
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of Downtown (10.5.2). Preservation policies in the comprehensive plan state that new construction in 
historic districts should be compatible with the historic fabric. 

The Nicollet Island – East Bank Small Area Plan was adopted by the City Council in 2014. The small area 

plan envisions several new high-density residential developments with ground floor commercial uses in 

the neighborhood. The plan notes that additional height and floor area ratios would be supported by the 

neighborhood association for buildings with exceptional streetscapes and site design. The plan also 

states that the design of new buildings should consider and respect surrounding historic buildings, and 
notes that the adopted district design guidelines apply to development in the historic district.  

Land use applications: Based on the plans submitted for informal review, the following land use 

applications have been identified: 

 Conditional use permit to increase maximum height from 4 stories/56 feet to 30 stories/312 

feet.  

 Variance of the maximum floor area ratio from 3.24 to 12.3. 

 Variance of the interior side yard from 15 feet to 10.5 feet. 

 Site plan review. 

Heritage preservation considerations: Before seeking land use approvals, the proposal will need 

Heritage Preservation Commission approval of a Certificate of Appropriateness for the alterations of 

the existing buildings and a Certificate of Appropriateness for the proposed new construction. The 

applicant presented a similar 29-story proposal to the Heritage Preservation Commission as an 

informational item at their February 17 meeting to receive feedback on the proposal. The 

commissioners expressed concern regarding the project’s inconsistency with the Secretary of the Interior’s 

Standards for Rehabilitation and the adopted St. Anthony Falls Historic District Design Guidelines. Concerns 

were expressed regarding the treatment of the remaining historic buildings, particularly the removal of 

half of the three-story Harness Shop building. Additional concerns were expressed regarding the height, 

massing, and scale of the proposed new construction. See the memo to the Heritage Preservation 

Commission and plans submitted for that informal discussion at this link.  

CPED staff comments/concerns: In addition to the preservation concerns expressed by the HPC, 

CPED staff has the following comments/concerns for consideration by the Planning Commission:  

 The overall height of the proposed building and its relationship to the surrounding context. 

 The effect that the 6 levels of above-ground parking necessary to accommodate the project has 

on the design of the building, as well as the effect it may have on separating the activity of the 

building from the activity of the street.  

 The applicant has indicated that limited site area necessitates the removal of the back half of the 

Harness Shop building in order to circulate parking. Because the tower is built up through the 

back half of the Harness Shop building, this gives the appearance of the tower looming over the 

remaining historic buildings on the site. Staff believes there may be other possible design 

opportunities to limit this looming effect. 

 The streetscape plan shows corner bumpouts and some street trees, but an exceptional 

streetscape is noted to be an important factor or trade-off noted in the Nicollet Island–East 

Bank Small Area Plan when determining the appropriateness of taller buildings with floor area 

ratios exceeding the zoning allowances.  

 As designed, there is an approximately 68 foot high wall facing the adjacent property; the 

applicant is showing some greenery and some faux openings to eliminate blank walls, but the 

appearance is still one of an essentially 5-story blank wall. The parking podium would sit only 2.5 
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feet from the side interior property line. Similarly designed properties in Downtown are either 

adjacent to other tall buildings so these walls are mostly hidden from view, or are adjacent to a 

lot that is likely to be developed in the near future. However, the adjacent property in this 

circumstance, Our Lady of Lourdes Church, has been in this location since the 1850s and staff 

finds it extremely unlikely that it would ever be redeveloped in a way that would hide the 

subject property’s 5-story blank wall.  

Application status: Formal heritage preservation or land use applications have not yet been submitted 

for this proposal. A petition for an Environmental Assessment Worksheet (EAW) has been filed. Once a 

formal application is submitted to the City, a determination will be made about whether an EAW would 

be required.  

Feedback requested: The applicant is presenting these plans to get feedback from the Planning 

Commission on the redevelopment of this site, the integration of two of the existing buildings, and the 

construction of the 30-story apartment tower. Staff and the applicant would also like the Planning 
Commission’s feedback on the identified applications required for this proposal. 
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STREET LEVEL PLAN
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PARKING LEVEL PLAN 3 (2, 4-7 SIM)
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LEVEL 8 AMENITY PLAN
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Schafer Richardson, along with our architect ESG, is 
working with Lisa Steiner (City Planner) and other Land Use, 
Design and Preservation staff on the current zoning of the 
site and issues related to the existing buildings on the site.   

Current zoning is C3A (Community Activity Center) located 
in Pedestrian Overlay District 

FAR 2.7 

Height 4 stories 56' 

 

Per current design: 

FAR = 12 

Height = 30 stories, 312' 

 

Zoning approvals required will include:  

1. Variance for FAR 

2. Conditional Use Permit for height 

3. Site Plan Review. 

 

Per the HPC St. Anthony Falls Historic District Guidelines, 
the project will require the following approvals: 

1) Certificate of Appropriateness – Alteration 
a) For demolition of the infill buildings 
b) For relocation of the 3-story Harness Shop and 

removal of back portion 
c) For any exterior modifications to the 2-story building 

(112 E Hennepin) 
2) Certificate of Appropriateness – New Construction 

a) For a new 30-story residential tower with retail on the 
ground level 

 

ZONING
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