
 
 

Department of Community Planning & Economic Development 
250 South 4th Street, Room 300 

Minneapolis, MN 55415-1385 

1 

 

  

 

M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Hilary Dvorak, Principal Planner, (612) 673-2639 

DATE: May 14, 2015 

SUBJECT: 602 Apartments, 602-602½ First Street North 
 

The applicant and the Department of Community Planning and Economic Development (CPED) would 
like to introduce and seek feedback from the Heritage Preservation Commission (HPC) and City 
Planning Commission (CPC) on the new construction proposal at the property located at 602-602½ 
First Street North. This input will be used by the applicant as they prepare formal applications. 

The proposed project is a new 71-unit residential building. The building will be 8-stories (approximately 
92 feet) in height with two levels of enclosed parking. The site is zoned C3A Commercial Activity 
Center District and is located in the DP Downtown Parking Overlay District and the DH Downtown 
Height Overlay District. The site is also located in the Warehouse Historic District and the St. Anthony 
Falls Historic District. 

The DH Overlay District allows buildings up to 6 stories/84 feet in height and a floor area ratio (FAR) of 
up to 4.0. A 20 percent density bonus for FAR is allowed when all of the required parking is located 
within the building. The DP Overlay District allows a reduction in the minimum amount of parking per 
dwelling unit from 1.0 to .9 and establishes a maximum amount of parking per dwelling unit of 1.7. The 
exterior materials proposed for the building include brick, composite metal panels and brick. 

In the last year, the Heritage Preservation Commission and the Planning Commission approved an 8-
story, 34-unit residential building on this site. This project also included the property located at 606 First 
Street North in addition to the properties located at 602-602½ First Street North. 

LAND USE 

The Minneapolis Plan for Sustainable Growth identifies the site as mixed use on the future land use map. It 
also falls within the boundaries of the Downtown East North Loop Small Area Plan, where it is located in 
the Residential Enclave District. This district calls for residential developments between 2 and 6 stories. 

SITE HISTORY 

The site is located in both the Warehouse Historic District and the St. Anthony Falls Historic District. 
In the Warehouse Historic District the site is located in the Twentieth Century Warehouse character 
area and in the St. Anthony Falls Historic District the site is located in the Warehouse District character 
area. These two character areas overlap one another. Given this, the adopted Minneapolis Warehouse 
Historic District Design Guidelines apply. 

The period of significance for the St. Anthony Falls Historic District is 1848-1941 and the period of 
significance for the Minneapolis Warehouse Historic District is 1865 and 1930. The Security Warehouse 
building, located at 602 First Street North, was constructed in 1936.  The one-story concrete block 
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building has a brick façade facing the street. The building has been determined to be non-contributing in 
both of the historic districts. As part of the previous project on this site, a certificate of appropriateness 
application was approved to demolish this building. That approval is still valid. 

Warehouse Historic District Design Guidelines: The guidelines can be found 
at http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_264805.p
df. Primarily Part III: Design Guidelines for New Buildings on Infill Sites of the guidelines applies to this 
proposal. 

St. Anthony Falls Historic District Design Guidelines: The guidelines can be found 
at http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/convert_255677.
pdf. Primarily Chapter 9: New Infill Building Guidelines of the guidelines applies to this proposal. 

APPLICATIONS 

The following applications have been identified at this time: 

Heritage Preservation Commission: 

• Certificate of appropriateness for new infill development. 

City Planning Commission: 

• Conditional use permit to increase the height of the building from 6 stories/84 feet to 8 stories/92 
feet.  

• Variance to increase the allowed FAR from 4.8 to 5.38. 

• Variances to reduce the interior and rear yard setbacks from 15 feet to 0 feet. 

• Variance to reduce the minimum off-street parking requirement from 64 spaces to 47 spaces. 

• Site plan review. 

http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_264805.pdf
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_264805.pdf
http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/convert_255677.pdf
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Solhem Companies, 3021 Holmes Ave. S. Ste. 101, Minneapolis, MN 55408 
 

May 4, 2015 

Hilary Dvorak 
Principal City Planner, City of Minneapolis 
Department of Community Planning & Economic Development - Planning Division 
250 South 4th Street, Room 300 
Minneapolis, MN 55415 

Dear Ms. Dvorak: 

Please find enclosed the summary for our proposed apartment project at 602 - 602 1/2 First 
Street North, and a description of requested variances and conditional use permit.  

Project Description: 

602-602 1/2 First Street North, Minneapolis, Minnesota 

We are proposing a 71 unit apartment building consisting of eight stories and approximately 
63,758 square feet. The new building will replace one building constructed in the 1930's which is 
curently used as an art studio. The HPC has determined that the existing building is not 
historically significant. We are expecting to break ground the fall of 2015 and complete 
construction in the summer of 2016. 

The existing site: 

The proposed project is located at 602 and 602½ First Street North, in the Minneapolis 
Warehouse district.  This site is in the North Loop neighborhood, Council Ward 3, and part of 
both the Warehouse and St. Anthony Historic Districts.  The site is zoned C3A and made up of 
two lots. The existing neighborhood is transitioning from industrial to residential and commercial 
uses; there are presently many residential properties surrounding this site including several new 
construction projects and one historic rehabilitation project.  The proposed project will replace 
an existing brick building at 602 First Street North that is non-contributing to the historic distict.  
The existing 602 building was constructed in 1936 and is 5,160 square feet. It is one story tall 
and has most recently been used as an art studio.  The second lot at 602 1/2 is currently a 
vacant paved area. The combined site is 9,197 square feet (.21 acres). Area of the site not 
covered by building are paved over with concrete and asphalt. The existing building and 
pavement will be removed for construction of the proposed building.  

The proposed building: 

The proposed building is an 8-story, 71 unit, market rate apartment building, with one story of 
underground parking. The parking will consist of two separate levels of parking with two 
separate entrances at the rear and side of the building. The upper parking area entered from the 
side alley will contain 20 parking spaces; the lower level of parking area entered from the rear 
alley will contain 27 parking stalls. There will be an open rooftop for residents to enjoy grilling 
and entertaining. The total gross proposed building square footage is 63,758. The eight-story 
building will be pre-cast concrete at the basement level and on the first two floors, and 
woodframe on the upper floors. 

Proposed architectural details of the new building: 
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The building height and street front elevation will align with the top of the adjacent 1885 vintage 
Gaar-Scott building, and other buildings along First Street North, filling a void in the historic 
street front. The ratio of total building height, and total building volume to the site, is similar to or 
less than many of the iconic warehouse buildings that define the Warehouse Historic District. 
The active-use first and second floor will appear as a one-story base that creates a street front 
presence similar to that of the nearby Gaar-Scott building. This area of the building will use a 
metal and glass window system surrounded by modular brick.  The steel and fritted glass lobby 
awning at the street front will be of similar proportions and height to other historic awnings along 
the street. The building structure follows the historic typology of warehouses throughout the 
district where the structural frame takes prominence on the exterior. The structure and in-filled 
skin will be clad in brick, stone, metal, and glass -- traditional materials found throughout the 
neighborhood.  The 8th story steps back significantly and will not be visible from street level; it 
consists of an elevator entrance to the roof area. 

Proposed site work: 

The site is approximately 9,197 square feet and the first floor footprint of the proposed building 
is approximately 8,957 square feet.  The building will have a public entrance off of First Street 
North. The building will have two parking entrances off of the side and rear alleys, replacing the 
existing curb cuts at First Street North and the rear alley.  There will be green walls along the two 
alleys on the southeast and northeast sides of the building. Landscaping will be consistent with 
other buildings along First Street North and include boulevard trees, boulevard plantings, and a 
wide pedestrian-friendly sidewalk. 

Proposed variances and CUP's: 

The project will require variances for side and back yard setbacks, number of parking spaces, 
and floor area ratio. The FAR is 5.38.  The project will require a conditional use permit for height 
and also require a site plan review. 
We are seeking a conditional use permit and variances in order to develop this site in a manner 
consistent with long-range planning and historic guidelines for the city and neighborhood.  We 
share a common goal with the neighborhood in that we intend to create a project that is 
thoughtfully laid out, visually appealing, and in line with historic district guidelines.  
 
The building will use high quality, long lasting materials typically found in the neighborhood. 
 
Our previous developments have met many LEED requirements and include the first LEED Gold 
apartment building in the city.  602 N 1st St will be built to a similar high sustainability standard 
as our previous projects.  
 
The streetscape landscaping, transparent first floor, and custom entry artwork (inspired by the 
historic rail lines adjacent to the site) will provide an inviting pedestrian experience and greatly 
enhance the public realm along First Street North.  

 
We look forward to a thoughtful discussion about this site and the potential benefits of its 
development. Thank you for your consideration. 

 
Sincerely, 
 
 
 
Curt Gunsbury 
 




























