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LAND USE APPLICATION SUMMARY 

Property Location: 315 1st Avenue NE, and 101, 115, 119, and 125 4th Street NE 

Project Name:  Superior Plating Site Redevelopment 

Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 

Applicant: LMC NE Minneapolis Holdings, LLC 

Project Contact:  ESG Architects, Inc., Attn: Christine Behrend 

Request:  To allow a new mixed-use development that includes a 21-story residential 
tower. 

Required Applications: 

Conditional Use 
Permit for a Planned 
Unit Development 

To allow a new mixed-use development in the C2 District; 

Variance  To increase the allowable floor area ratio from 2.7 to 2.91; 

Site Plan Review 

For a new mixed-use development that includes a 5 to 6-story, L-shaped 
mixed-use building that incorporates walk-up units along University Avenue NE 
and ground level commercial uses at the intersection and along 1st Avenue NE, 
as well as a residential tower approximately 21 stories in height and a 2-story 
commercial building all surrounded and connected by a shared parking garage; 

Preliminary and 
Final Plat To consolidate several underlying platted lots into two lots; 

Vacation Of a portion of an existing utility easement. 

SITE DATA 

Existing Zoning C2 District 

Lot Area 137,546 square feet / 3.16 acres 

Ward(s) 3 

Neighborhood(s) Nicollet Island East Bank Neighborhood Association (NIEBNA); adjacent to St. 
Anthony West Neighborhood Organization (STAWNO) 

Designated Future 
Land Use Mixed-Use 

Land Use Features 

The site is located with the boundaries of the East Hennepin Activity Center, 
and is adjacent to University Avenue SE and at the terminus of 4th Street SE, 
which are both designated Community Corridors.  East Hennepin Avenue, a 
designated Commercial Corridor, and 2nd Street NE, a designated Community 
Corridor, are both located approximately one block from the site. 

Small Area Plan(s) Nicollet Island-East Bank Neighborhood Small Area Plan (2014) 

 

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #13 
July 6, 2015 

BZZ-7202, PL-294 and Vacation #1645 

mailto:rebecca.farrar@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcms1p-115553.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The proposed project would be located on a 
designated Superfund Site, which has been partially remediated by the current owner. Superior Plating, 
an electroplating industrial facility, was formerly located on the site until spring of 2014 (although 
operations ceased in December of 2011), when it was demolished and site remediation for soil and 
groundwater contamination began. To date, remediation has consisted of demolition and disposal, along 
with removal of contaminated soil down to the bedrock in the northwestern corner of the site.  The 
majority of the building structure has been removed on Parcel 1. A portion of the concrete building slab 
is still in place and would be removed prior to redevelopment of the site.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are a mix of uses that 
surround the subject site and include commercial, industrial, and residential (low, medium, and high 
density) uses. The scale of buildings also vary; existing residential buildings located within two blocks of 
the project site range in height from 2 stories to over 20 stories in height, while there are many single 
and multiple-story commercial buildings also located within close proximity.  A railroad corridor that is 
used by both freight and commuter rail runs in a trench along the northern boundary of the project site. 
The Mississippi River and riverfront park land and trails are located two blocks away.  The zoning 
classifications within the immediate vicinity to the south west and east of the site are predominantly 
zoned C2, C3A and R5.  The properties to the north of the site across the railroad trench are 
predominately zoned R2B and R5. 

PROJECT DESCRIPTION. A two-phase, mixed use development is proposed on the former 
Superior Plating site that would potentially include up to 750 residential units and up to 75,000 square 
feet of commercial space including, but not limited to, retail, restaurants, and office space. The first 
phase of the project would encompass the western parcel, which is located at the northeast corner of 
University Avenue SE and 1st Avenue NE.   The proposal includes low-rise attached residential units in a 
5 to 6-story mixed-use structure, a 2-story commercial structure and a tower up to 21 stories in height 
all surrounding and connected by a shared parking garage.  The applicant proposes 278 dwelling units, 
22,169 square feet of commercial space, and approximately 385 parking spaces which would be enclosed 
within a parking structure (one and a half levels of below grade parking, one at grade level, and one 
above grade level), surrounded on three sides by the residential and commercial buildings. The first 
phase is anticipated to start in Fall of 2015, with a completion date in Fall of 2017.  

The second phase would encompass the eastern parcel which is located at the northwest corner of the 
5th Street NE and 1st Avenue NE.  It is anticipated to be up to 30 stories in height and would include up 
to 490 dwelling units and 49,000 square feet of commercial space. The second phase is anticipated to 
start in Fall of 2017, with a completion date in Fall of 2019.  The second phase will go through the full 
entitlement process at a later date.   Currently, the parcel located at 100 5th Street NE uses a portion 
of the Superior Plating site for business operations.  There is potential for acquisition of this parcel to be 
included as part of the second phase of development.    

The applicant presented the project at a City Planning Commission Committee of the Whole meeting in 
April of 2015.  At that meeting, key CPED and Commissioner concerns were identified and addressed as 
follows: 

• Further definition of the public plaza design is provided along 1st Avenue NE given concern 
expressed by some of the Commissioners about building placement along this street frontage.   
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• Modifications are shown to the walk-up units along University Avenue NE (alignment of stairs and 
additional landscaping) that are included to buffer the visibility of the above grade parking in this 
location.   

• Modifications are shown to level three roof (areas of green roof) and level 6 decorative roof 
design. 

• A detail of the exterior material components is provided that indicates screening as a combination 
of precast panels with a metal green screen and decorative metal panels with vines in response to 
Staff and Commissioner concerns about the appearance of the north elevation of the above grade 
partially exposed parking garage (facing the Burlington Northern Railroad tracks and the 
townhomes located to the north across the trench).   

 
Based on the proposal, a Conditional Use Permit (CUP) for a Planned Unit Development (PUD) is 
required that includes alternative requests for the number of principal residential structures, floor area 
ratio (FAR), height and off-street loading.  A variance of the FAR requirement from 2.7 to 2.91 is also 
necessary, as is site plan review, a preliminary and final plat as well as a partial utility vacation request. 

ENVIRONMENTAL ASSESSMENT WORKSHEET (EAW): An EAW was required for the 
project as the proposal exceeds thresholds regarding residential development (greater than 375 
attached residential units), regarding mixed-use projects (with a sum of quotients exceeding 1.0), as well 
as connected or phased actions.  The three issues identified in the EAW were the environmental 
contamination, potential traffic issues and a potential historic issue.  The issues identified in the EAW 
have been and will continue to be resolved via coordination with the MPCA, Hennepin County and 
other applicable agencies as necessary as well as internally through the City’s existing regulatory process 
and framework.  On May1, 2015, the Minneapolis City Council determined that the project does not 
have the potential for significant environmental effects and therefore no Environmental Impact 
Statement (EIS) was required. The Mayor approved the City Council action on May 8, 2015, and it was 
published on May 9, 2015. 

RELATED APPROVALS. The demolition of the previous structure (BZH-27768) located on the 
premises was approved by the Heritage Preservation Commission (HPC), on July 9, 2013, subject to the 
following conditions of approval:  

1. As mitigation for the demolition of the Superior Plating facility (formerly the East Side Station), a 
photographic recordation (prior to the demolition) of the property shall be prepared and 
submitted to staff that is in accordance with the guidelines of the Minnesota Historic Property 
Record;  

2. As mitigation for the demolition of the Superior Plating facility (formerly the East Side Station), 
the applicant shall incorporate an interpretative element into any future redevelopment of the 
site that provides the history of the building and surrounding area. 

 
The photographic recordation has been supplied to Staff as required under condition 1.  The applicant is 
committed to adhering to the second condition and plans to install interpretative elements into the plaza 
area or in a public area of the building. 

PUBLIC COMMENTS. Staff has received official correspondence from the Nicollet Island East Bank 
Neighborhood Association (NIEBNA) which is attached for reference and one neighborhood email.  
Any additional correspondence received prior to the public meeting will be forwarded on to the 
Planning Commission for consideration and included in the public record.  

ANALYSIS 
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CONDITIONAL USE PERMIT - PLANNED UNIT DEVELOPMENT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for the first phase of a new PUD based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger 
the public health, safety, comfort or general welfare. 

The construction of the first phase of a two-phase project on a portion of a large redevelopment 
site that results in approximately 278 dwelling units and 22,169 square feet of commercial space 
would not be detrimental to or endanger the public health, safety, comfort or general welfare. The 
proposed development is contextually appropriate and further enhances the character of the area all 
while being consistent with adopted policies that call for mixed-use and density given the location of 
the site adjacent to University Avenue SE and at the terminus of 4th Street SE, which are both 
designated Community Corridors, as well as within the boundaries of the East Hennepin Activity 
Center.  Further, East Hennepin Avenue, a designated Commercial Corridor and 2nd Street NE, a 
designated Community Corridor are both located approximately one block from the site.   

2. 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. 

The subject property is located in a developed urban area.  Allowing for the construction of the first 
phase of the proposed PUD would not be injurious to the use and enjoyment of other property in 
the vicinity or impede the normal or orderly development and improvement of surrounding 
property for uses permitted in the district. The proposed development would be compatible with 
the varied character and scale of uses located in the area, as well as consistent with adopted City 
policies that encourage high-density development within the boundaries of Activity Centers and 
where other designated land use features converge.  

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

As proposed, the first phase of the PUD would provide two curb cuts to the site; one, the single 
and primary entrance to the on-site parking off of 1st Avenue NE via the previously vacated 
extension of 4th Street NE; and two, a service drive only accessed off of University Avenue NE. 
While both Public Works and MnDot have indicated they will approve access off of University 
Avenue NE, CPED Staff continues to have strong concerns about the curb cut given the potential 
for conflicts with pedestrians and other traffic given the volume as well as anticipated turning 
movements.  The necessity of the curb cut in this location is questionable given the alternatives that 
exist on such a large site for loading.  The access to the 385 on-site parking spaces which would be 
enclosed within a parking structure (one and a half levels of below grade parking, one at grade level, 
and one above grade level) is proposed via a singular curb cut off of 1st Street NE that is 
approximately 37 feet in width.  The access to the service drive off of University Avenue NE is via a 
curb cut that is approximately 20 feet in width.  All work along and impacting the public right-of-way 
along University Avenue NE requires MnDOT review and permit approval.  Staff will encourage the 
applicant to continue to work with Public Works on reducing the overall width of the curb cut off 
of 1st Avenue NE. 

The Public Works Department has reviewed the preliminary plan and will review the final plan for 
compliance with standards related to access and circulation, drainage, and sewer/water connections.  
The applicant would be required to continue to work closely with the Public Works Department, 
the Plan Review Section of CPED and the various utility companies during the duration of the 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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development should the applications be approved.  This would be required to ensure that all 
procedures are followed and that the development complies with all city and other applicable 
requirements. The applicant is aware that all applicable plans are expected to incorporate any 
applicable comments or modifications as required by the Public Works Department. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

Measures have been provided in regard to minimizing traffic congestion from a parking perspective 
as the applicant would be providing adequate off-street parking for both vehicles (385 spaces; 363 
standard, 12 compact spaces, and 10 accessible spaces) and bicycles (255 spaces total; 241 inside and 
14 spaces outside) within a parking structure (one and a half levels of below grade parking, one at 
grade level, and one above grade level). The site is very well-served by transit as three Metro 
Transit bus routes stop adjacent to the site (4, 61 and 824), three additional routes stop one block 
away (6, 11 and 141) and five additional routes (10, 17, 25, 59 and 825) stop two blocks away.   In 
addition, the Nicollet –Central Modern Streetcar is currently proposed to operate on the east side 
of 1st Avenue with a stop located at the corner of University Avenue NE and 1st Avenue NE.  The 
site has been designed to accommodate a stop. 

The Zoning Code requires the following for each of the proposed uses within the first phase of the 
development: 

o Residential:  1 space per dwelling unit; therefore, 278 off-street parking stalls would be required.  
Based on the location of the site, the residential component is eligible for a transit incentive as 
outlined in Section 541.200(1) which would allow a reduction of 10%, or 28 spaces, as the use 
would be located within 300 feet of a transit stop with midday service headways of 30 minutes 
or less in each direction.   As such, a total of 250 off-street parking spaces are required. 

o Retail: 1 space per 500 square feet in excess of 4,000 square feet.  The applicant proposes to 
construct approximately 16,946 square feet of retail/commercial space; therefore, 26 off-street 
parking spaces are required.  

o Restaurant, sit down: 1 space per 500 square feet up to 2,000 square feet plus 1 space per 300 
square feet in excess of 2,000 square feet.  The applicant proposes to include a 5,250 square 
foot restaurant; therefore, 15 off-street parking spaces are required. 

Overall, with completion of the first phase of development a minimum of 291 off-street parking 
spaces are required for all uses included as part of the first phase of the PUD.   

A Travel Impact Study (TIS) and Travel Demand Management Plan (TDMP) have been reviewed and 
approved by Public Works and CPED Staff.  Two geometric and signal improvements are 
recommended to maintain acceptable operations at the intersection of 1st Avenue NE and 4th 
Street NE.  In addition to the geometric and signal modifications necessary to allow access to and 
from the site, the following improvements are likely to be implemented at the intersection of 1st 
Avenue NE and 4th Street NE to minimize project-related transportation impacts: 

o Restripe the eastbound approach to include an exclusive right turn lane into the site. 

o Restripe the pedestrian crossing on the southbound approach from the site. 

o Stripe a pedestrian crosswalk on the west leg of the intersection for north/south pedestrian 
traffic. 

o Restrict left-turn-on-red on the northbound approach to minimize conflicts with 
southbound site traffic. 

o Update the offset at the intersection of 1st Avenue NE and 4th Street NE to accommodate 
the revised phasing 
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o Install “NO OUTLET” signs to communicate to eastbound and northbound motorists that 
4th Street NE does not continue as a through route north of the site. 

With the recommended improvements, traffic operations under the Future Year (2020) Full-Build 
conditions are expected to operate acceptably. The mitigations would also minimize the potential 
for vehicle spillback into upstream intersections.  Further, the TDMP outlines strategy commitments 
by the developer that enhance the local transportation system by lowering peak hour demand and 
helping to achieve a balance in the needs of all users of the transportation system.    

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The Minneapolis Plan for Sustainable Growth designates the site as Mixed Use.  The subject property is 
located within the boundaries of the East Hennepin Activity Center.  Further, the property is 
located along University Avenue SE and at the terminus of 4th Street SE, which are both designated 
Community Corridors.  East Hennepin Avenue, a designated Commercial Corridor and 2nd Street 
NE, a designated Community Corridor, are both located approximately one block from the site.  
Mixed use allows for mixed use development, including mixed use with residential and may include 
either a mix of retail, office or residential uses within a building or within a district. There is no 
requirement that every building be mixed use. Activity Centers typically have a mix of uses including 
a high intensity of uses, “including employment, commercial, office, and residential uses.  The 
features typically accommodate high density (50-120 du/acre) and very high density (120-200 
du/acre), dependent on context.”  Community Corridors typically are primarily residential with 
intermittent commercial uses clustered at intersections in nodes. Commercial uses, generally small-
scale retail sales and services, serve the immediate neighborhood and typically accommodate 
medium density (20-50 du/acre), transitioning to low density in surrounding areas.  Commercial 
Corridors typically have a mix of uses, with commercial uses dominating.  These corridors 
accommodate high density (50-120 du/acre), transitioning down to medium density in surrounding 
areas. The following policies and implementation steps of The Minneapolis Plan for Sustainable Growth 
apply to this proposal: 

Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.3 Encourage the use of flexible regulatory options that promote high quality 
development, such as the Planned Unit Development (PUD) tool. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes 
pedestrian and vehicular conflict; promotes street life and activity; reinforces public 
spaces; and visually enhances development. 

Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, 
scale, and intensity. 

1.2.1 Promote quality design in new development, as well as building orientation, scale, 
massing, buffering, and setbacks that are appropriate with the context of the 
surrounding area. 

Land Use Policy 1.3: Ensure that development plans incorporate appropriate 
transportation access and facilities, particularly for bicycle, pedestrian, and transit. 
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1.3.1 Require safe, convenient, and direct pedestrian connections between principal building 
entrances and the public right-of-way in all new development and, where practical, in 
conjunction with renovation and expansion of existing buildings. 

1.3.2 Ensure the provision of high quality transit, bicycle, and pedestrian access to and 
within designated land use features. 

1.3.3 Encourage above-ground structured parking facilities to incorporate development that 
provides active uses on the ground floor. 

Land Use Policy 1.4: Develop and maintain strong and successful commercial and 
mixed use areas with a wide range of character and functions to serve the needs of 
current and future users. 

1.4.1 Support a variety of commercial districts and corridors of varying size, intensity of 
development, mix of uses, and market served. 

1.4.2 Promote standards that help make commercial districts and corridors desirable, 
viable, and distinctly urban, including: diversity of activity, safety for pedestrians, access 
to desirable goods and amenities, attractive streetscape elements, density and variety 
of uses to encourage walking, and architectural elements to add interest at the 
pedestrian level. 

1.4.4 Continue to encourage principles of traditional urban design including site layout that 
screens off-street parking and loading, buildings that reinforce the street wall, principal 
entrances that face the public sidewalks, and windows that provide “eyes on the 
street”. 

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 

1.5.1 Support an appropriate mix of uses within a district or corridor with attention to 
surrounding uses, community needs and preferences, and availability of public facilities. 

1.5.2 Facilitate the redevelopment of underutilized commercial areas by evaluating possible 
land use changes against potential impacts on the surrounding neighborhood. 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

Land Use Policy 1.9: Through attention to the mix and intensity of land uses and transit 
service, the City will support development along Community Corridors that enhances 
residential livability and pedestrian access. 

1.9.6 Promote more intensive residential development along Community Corridors near 
intersections with Neighborhood Commercial Nodes and other locations where it is 
compatible with existing character. 

Land Use Policy 1.12: Support Activity Centers by preserving the mix and intensity of 
land uses and by enhancing the design features that give each center its unique urban 
character. 

1.12.1 Encourage a variety of commercial and residential uses that generate activity all day 
long and into the evening. 
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1.12.2 Encourage mixed use buildings, with commercial uses located on the ground floor and 
secure entrances for residential uses. 

1.12.3 Encourage active uses on the ground floor of buildings in Activity Centers. 

1.12.4 Discourage uses that diminish the transit and pedestrian character of Activity Centers, 
such  as automobile services, surface parking lots, and drive-through facilities. 

1.12.5 Encourage a height of at least two stories for new buildings in Activity Centers, in 
keeping with neighborhood character. 

1.12.6 Encourage the development of high- to very-high density housing within the 
boundaries of Activity Centers. 

1.12.9 Encourage architectural design, building massing and site plans to create or improve 
public and semi-public spaces in Activity Centers. 

1.12.10 Encourage developments to incorporate climate sensitive site and building design 
practices. 

Housing Policy 3.1: Grow by increasing the supply of housing. 

3.1.1  Support the development of new medium- and high-density housing in appropriate 
locations throughout the city. 

Housing Policy 3.2: Support housing density in locations that are well connected by 
transit, and are close to commercial, cultural and natural amenities. 

3.2.1  Encourage and support housing development along commercial and community 
corridors, and in and near growth centers, activity centers, retail centers, transit 
station areas, and neighborhood commercial nodes. 

Urban Design Policy 10.4: Support the development of residential dwellings that are of 
high quality design and compatible with surrounding development. 

10.4.1 Maintain and strengthen the architectural character of the city's various residential 
neighborhoods. 

10.4.2 Promote the development of new housing that is compatible with existing 
development in the area and the best of the city’s existing housing stock. 

Urban Design Policy 10.5: Support the development of multi-family residential 
dwellings of appropriate form and scale. 

10.5.1 Smaller-scale, multi-family residential development is more appropriate along 
Community Corridors and Neighborhood Commercial Nodes.  

10.5.2 Medium-scale, multi-family residential development is more appropriate along 
Commercial Corridors, Activity Centers, Transit Station Areas and Growth Centers 
outside of Downtown Minneapolis. 

Urban Design Policy 10.6: New multi-family development or renovation should be 
designed in terms of traditional urban building form with pedestrian scale design 
features at the street level. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject building 
as well as for adjacent properties by building within required setbacks. 
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10.6.2 Promote the preservation and enhancement of view corridors that focus attention on 
natural or built features, such as the Downtown skyline, landmark buildings, significant 
open spaces or bodies of water. 

10.6.3  Provide appropriate physical transition and separation using green space, setbacks or 
orientation, stepped down height, or ornamental fencing to improve the compatibility 
between higher density and lower density residential uses. 

10.6.4 Orient buildings and building entrances to the street with pedestrian amenities like 
wider sidewalks and green spaces. 

10.6.5 Street-level building walls should include an adequate distribution of windows and 
architectural features in order to create visual interest at the pedestrian level. 

10.6.6 Integrate transit facilities and bicycle parking amenities into the site design. 

Urban Design Policy 10.9: Support urban design standards that emphasize traditional 
urban form with pedestrian scale design features at the street level in mixed-use and 
transit-oriented development. 

10.9.1 Encourage both mixed-use buildings and a mix of uses in separate buildings where 
appropriate.  

10.9.2 Promote building and site design that delineates between public and private spaces. 

10.9.4 Coordinate site designs and public right-of-way improvements to provide adequate 
sidewalk space for pedestrian movement, street trees, landscaping, street furniture, 
sidewalk cafes and other elements of active pedestrian areas. 

Urban Design Policy 10.10: Support urban design standards that emphasize a 
traditional urban form in commercial areas. 

10.10.1 Enhance the city's commercial districts by encouraging appropriate building forms and 
designs, historic preservation objectives, site plans that enhance the pedestrian 
environment, and by maintaining high quality four season public spaces and 
infrastructure. 

10.10.3 Enhance pedestrian and transit-oriented commercial districts with street furniture, 
street plantings, plazas, water features, public art and improved transit and pedestrian 
and bicycle amenities. 

10.10.6 Require storefront window transparency to assure both natural surveillance and an 
inviting pedestrian experience. 

Urban Design Policy 10.14: Encourage development that provides functional and 
attractive gathering spaces. 

10.14.3 Encourage the creation of new parks and plazas. 

Urban Design Policy 10.16: Design streets and sidewalks to ensure safety, pedestrian 
comfort and aesthetic appeal.  

10.16.1 Encourage wider sidewalks in commercial nodes, activity centers, along community 
and commercial corridors and in growth centers such as Downtown and the 
University of Minnesota. 

10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, that 
buffer pedestrians from auto traffic, parking areas, and winter elements. 
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10.16.3 Integrate placement of street furniture and fixtures, including landscaping and lighting, 
to serve a function and not obstruct pedestrian pathways and pedestrian flows. 

10.16.4 Employ pedestrian-friendly features along streets, including street trees and 
landscaped boulevards that add interest and beauty while also managing storm water, 
appropriate lane widths, raised intersections, and high-visibility crosswalks. 

Urban Design Policy 10.17: Provide sufficient lighting to reflect community character, 
provide a comfortable environment in a northern city and promote environmentally 
friendly lighting systems. 

10.17.1 Provide high-quality lighting fixture designs that are appropriate to street types and 
land use, and that provide pedestrian friendly illumination, but minimize glare and dark 
sky conditions, and other unnecessary light pollution. 

10.17.5 Integrate exterior building lighting design to attune with building designs and 
landscaping. 

10.17.6 Provide sufficient lighting for better way-finding and safe circulation within and around 
a development. 

10.17.7 Encourage additional pedestrian-scale, exterior lighting in growth centers, activity 
centers, commercial nodes, pedestrian overlay districts and transit station areas. 

Urban Design Policy 10.19: Landscaping is encouraged in order to complement the 
scale of the site and its surroundings, enhance the built environment, create and define 
public and private spaces, buffer and screen, incorporate crime prevention principles, 
and provide shade, aesthetic appeal, and environmental benefits. 

10.19.1 In general, larger, well-placed, contiguous planting areas that create and define public 
and private spaces shall be preferred to smaller, disconnected areas.  

10.19.2 Plant and tree types should complement the surrounding area and should include a 
variety of species throughout the site that include seasonal interest. Species should be 
indigenous or proven adaptable to the local climate and should not be invasive on 
native species. 

10.19.3 Landscaped areas should include plant and tree types that address ecological function, 
including the interception and filtration of stormwater, reduction of the urban heat 
island effect, and preservation and restoration of natural amenities. 

10.19.4 Landscaped areas should be maintained in accordance with Crime Prevention Through 
Environmental Design (CPTED) principles, to allow views into and out of the site, to 
preserve view corridors and to maintain sight lines at vehicular and pedestrian 
intersections. 

10.19.5 Landscaping plans should be designed to facilitate future maintenance including the 
consideration of irrigation systems, drought and salt-resistant species, ongoing 
performance of storm water treatment practices, snow storage, access to sun, 
proximity to buildings, paved surfaces and overhead utilities. 

10.19.6 Green roofs, living walls, and porous pavement are encouraged but are not meant to 
be a substitute for ground-level landscaping of sites as landscaping provides both a 
natural amenity and aesthetic beauty to the urban landscape. 

10.19.7 Boulevard landscaping and improvements, in accordance with applicable city polices, 
are encouraged. 
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Urban Design Policy 10.22 Use Crime Prevention Through Environmental Design 
(CPTED) principles when designing all projects that impact the public realm, including 
open spaces and parks, on publicly owned and private land. 

10.22.1  Integrate “eyes on the street” into building design through the use of windows to 
foster safer and more successful commercial areas in the city. 

10.22.2  Orient new housing to the street to foster safe neighborhoods. 

10.22.3  Design the site, landscaping, and buildings to promote natural observation and 
maximize the opportunities for people to observe adjacent spaces and public 
sidewalks. 

10.22.4  Provide on-site lighting at all building entrances and along walkways that maintains a 
minimum acceptable level of security while not creating glare or excessive lighting of 
the site. 

10.22.5  Locate landscaping, sidewalks, lighting, fencing and building features to clearly guide 
pedestrian movement on or through the site and to control and restrict people to 
appropriate locations. 

10.22.6  Use innovative building designs and landscaping to limit or eliminate the opportunity 
for graffiti tagging.  

10.22.7  Locate entrances, exits, signs, fencing, landscaping, and lighting to distinguish between 
public and private areas, control access, and to guide people coming to and going from 
the site. 

The proposal is supported by the above listed policies and implementation steps of The Minneapolis 
Plan for Sustainable Growth.   

There is one additional plan that must be considered when evaluating the proposal.  The Nicollet 
Island East Bank Neighborhood Association (NIEBNA) Small Area Plan was adopted by the City Council 
in 2014.  The plan’s objective is to define the community’s vision for future development in the 
Nicollet Island – East Bank area over a 20 year time horizon. 

The NIEBNA Small Area Plan identifies the former Superior Plating Site as a development 
opportunity site. The NIEBNA Small Area Plan envisions redevelopment of the site with high density 
mixed use housing, retail and commercial uses in tall buildings and with incorporation of green 
spaces, inviting streetscapes and high architectural design values.  The plan includes the following 
Land Use and Housing Goals: 

1. Enhance the urban lifestyle of the neighborhood. 
2. Increase the opportunities for additional local shops and small scale retail. 
3. Increase the number and diversity of people living in the neighborhood by encouraging a variety 

of age ranges and income levels. 
4. Plan and guide development for mixed use and greater height allowances on the former 

Superior Plating site and other opportunity sites. 
5. Maintain the existing neighborhood fabric and historic characteristics of the neighborhood.  

Relevant strategic actions identified in this chapter include: 

3.   Support increases in building heights and floor area ratios for buildings providing exceptional 
streetscapes and site designs. The more exceptional the streetscape and site design, the taller 
the building and the higher the floor area ratio NIEBNA will support. 
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6. In all new developments, encourage first floor commercial spaces for retail, restaurant or other 
uses that generate pedestrian traffic and put more “eyes on the street.” 

The plan also includes the following Urban Design Goals: 

1.  Provide an aesthetically pleasing, welcoming environment in which to live, work, play and visit. 
2.  Attract new developments that offer: 

o High quality construction and innovative architectural designs; 
o Scales and forms appropriate for a highly pedestrian- and transit-oriented environment; and 
o Respect for the historic character of the neighborhood while providing buildings that meet 

contemporary residential, retail and commercial standards. 

Relevant strategic actions identified in this chapter include: 

3.  Include the following as parts of street reconstruction and other major infrastructure projects: 

o Decorative pedestrian-oriented street lighting utilizing LED technology; 
o Wide sidewalks that accommodate both sidewalk commercial activities and unimpeded 

pedestrian flow; 
o Boulevard trees and other plantings; 
o Utilities located below grade (and removal of existing utility poles); 
o Elimination of all barriers to mobility; 
o Technology upgrades to enhance and promote transit usage; 
o Technology upgrades that enhance the pedestrian experience. 

4. Support building designs that include greater height while maintaining a light and porous skyline. 

The first phase of the proposed PUD is consistent with the applicable policy guidance outlined in the 
Nicollet Island East Bank Neighborhood Association (NIEBNA) Small Area Plan. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested conditional use permit, site plan review, variance, preliminary and final plat, and 
vacation application are approved, the proposal would comply with all applicable provisions of the 
C2 District. 

Findings Required for Planned Unit Developments: 

 The planned unit development conforms to the applicable standards for alternatives and amenities. A.
All planned unit developments shall provide at least one amenity or a combination of amenities that 
total at least 10 points, beyond those required for any alternatives. For each alternative requested, 
amenities shall total at least five points. 

Alternatives requested: 

Number of principal residential structures. 

The first phase of the development consists of a 21-story residential tower, a 5 to 6-story mixed-use 
building and a 2-story building intended for a restaurant, all surrounding and connected by a shared 
parking garage.  The two principal residential structures are considered separate buildings. 

Bulk regulations, floor area ratio (FAR). 

The maximum allowable FAR in the C2 District, prior to consideration of applicable density bonuses is 
1.7.  The proposed project qualifies for two 20% density bonuses (or an FAR increase of .34 for each) 
for providing all required parking in a parking garage of at least two levels and for the mixed commercial 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL
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and residential building where residential uses are located above a ground floor in which at least 50% of 
the gross floor area is devoted to commercial uses.  With the two applicable density bonuses the 
allowable FAR is 2.38.  A PUD alternative is being requested to further increase the allowable FAR by 
another 20% to 2.72.  In addition, a variance is also being requested to increase the allowable FAR to 
2.91which would result in approximately 87 dwelling units per acre. 

Bulk regulations, building height. 

The property is zoned C2 and the maximum height permitted in the C2 District is 4 stories or 56 feet.  
The heights of the structures that are proposed as part of the first phase range from 2 stories or 20 
feet, 8 inches to 21 stories or 208 feet, 4 inches. 

In addition to the conditional use permit standards, the Planning Commission shall consider, but not be 
limited to, the following factors when determining the maximum height of principal structures in 
commercial districts: 

1. Access to light and air of surrounding properties. 

Currently, the site is vacant. The first phase of the development would be expected to have some 
impacts on the amount of light and air that surrounding properties receive; however, public right-of 
ways, a railroad corridor within a trench, and large setbacks buffer the proposed development from 
surrounding properties.  The increase in height for the various buildings proposed as part of the 
PUD would be expected to result in some shadowing impacts on adjacent roadways and properties, 
the extent of which depends on the time of day and the season. 

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

The first phase of the development would be expected to have shadowing impacts on adjacent 
properties. Given the height of the proposed tower, the project would cast long shadows at certain 
times of the day and year.  The impacts are somewhat mitigated by the design of the tower given its 
narrow profile, orientation on the subject site and the surrounding edge conditions.   More 
specifically, in March/September and December, there will be some shadowing impacts on the 
townhomes located to the north of the property across the railroad trench; however, abutting 
properties would not be continually shadowed as the shadow would rotate from north to south 
throughout the day as expected.  The project does not shadow any significant public spaces.  No 
existing solar energy systems would be shadowed by the proposal. 

3. The scale and character of surrounding uses. 

The scale and character of the buildings as well as the architectural styles of the surrounding 
properties in this area are varied.  There are a mix of uses that surround the subject site and include 
commercial, industrial, and residential (low, medium, and high density) uses. The scale of buildings 
also vary; existing residential buildings located within two blocks of the project site range in height 
from 2 stories to over 20 stories in height, while there are many single and multiple-story 
commercial buildings also located within close proximity.  A railroad corridor that is used by both 
freight and commuter rail runs in a trench along the northern boundary of the project site. The 
Mississippi River and riverfront park land and trails are located two blocks away. The proposal is 
compatible with the scale and character of other buildings in the area given the variation and given 
the specific policy guidance that is applicable for the subject parcel.  The design and allocation or 
distribution of height on site would be compatible with the contextual surroundings. 

4. Preservation of views of landmark buildings, significant open spaces or water bodies. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR_548.110INMAHE
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There are no landmark buildings, significant open spaces or water bodies near the development site 
that would be affected by the development.   

Off-street parking and loading. 

Chapter 541 requires 2 small or 1 large loading space for residential developments with 250 units or 
more.  The loading requirement for the commercial uses in the project is 1 small loading space.  An 
alternative is being requested to eliminate the requirement of designated loading spaces.  A sufficient off-
street loading area would be provided in the service drive within the building. 

Points required for alternatives: 

• Establishment of the PUD – 10 points. 
• Number of principal residential structures – 0 points. 
• Bulk regulations, FAR– 5 points. 
• Bulk regulations, Height – 5 points. 
• Off-street parking and loading – 0 points. 

Total = 20 points. 

 

Phasing plan.  

A future phase is proposed.  The first phase is anticipated to start in Fall of 2015, with a completion date 
in Fall of 2017.   The second phase would encompass the eastern parcel which is located at the 
northwest corner of the 5th Street NE and 1st Avenue NE.  It is anticipated to be up to 30 stories in 
height and would include up to 490 dwelling units and 49,000 square feet of commercial space. The 
second phase is anticipated to start in Fall of 2017, with a completion date in Fall of 2019.  The second 
phase will go through the full entitlement process at a later date. 

Amenities provided: 

The applicant is proposing the following amenities from Table 527-1, Amenities: 

 

Active liner uses as part of a parking garage (10 points) 

Inclusion of housing, office, or other active uses around the perimeter of all floors of a parking garage that face a 
public street, sidewalk, or pathway. In any district where liner uses are already required on the first floor, points 
shall only be awarded for liner uses on all other floors above the first where parking is located. False or display 
windows shall not qualify. 

The development includes a combined retail and residential parking structure that includes one and a 
half levels of below grade parking, one at grade level, and one above grade level.  The parking structure 
is screened by active uses where it faces the public streets. 

Plaza (5 points) 

Plazas shall have a minimum area equivalent to ten (10) percent of the site not occupied by buildings, but not 
less than two thousand (2,000) square feet and shall comply with all provisions in Chapter 535, Regulations of 
General Applicability. Plazas for commercial or mixed-use development shall be open to the public during daylight 
hours. 

The proposed plaza is approximately 4,450 square feet in area, which constitutes just over 10% of the 
overall lot area not occupied by buildings.  The plaza has been designed to meet all requirements as 
identified in Chapter 535 of the Zoning Code.  More specifically, the plaza is located in a high profile 
intersection and enhances natural surveillance and visibility of the adjacent retail space and public 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL_527.120ALZOORST
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP
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sidewalk as a focal feature. The location of the plaza adjacent to the proposed restaurant and retail 
spaces is intentional in effort to provide additional support space and an area of shared public realm for 
interaction and outdoor functions. 

The plaza is accessible, promotes pedestrian and bicycle traffic through and around it, improves the 
public sidewalk condition with liner landscaping and tree cover, and provides walkway connections to 
building entrances and the pedestrian arcade to public parking. 

The plaza design promotes movement throughout the site, community interaction through educational 
signage, public seating areas, and assembly space for organic or organized activities. The location 
promotes observation of adjacent spaces and the public sidewalk. 

The plaza is open-air, with trees, seating, trash receptacles, a drinking fountain, educational signage, and 
public art for aerial obstructions. Surface materials include 2,610 square feet of scored and colored 
decorative concrete and 1,840 square feet of landscape beds. The plan proposes 12 trees (which 
exceeds the 4.5 trees required). 

A total of 94 lineal feet of bench seating is proposed (exceeding the 89 ft. minimum required), all to be 
fixed and a mix of custom built and pre-manufactured. A total of 30 percent of the proposed seating 
would have a back. 

The entire plaza area and all elements within it are contained within the property lines of the 
development and do not encroach into the public right-of-way. 

Additional amenities include a public art feature by a local artist (to be commissioned), a drinking 
fountain, and educational signage indicating LEED Certification characteristics and/or the history of the 
site (only one amenity is required for this plaza and the drinking fountain is fully compliant with the list 
of amenity options). 

The proposed lighting meets illumination requirements.  The plaza is oriented to the south to maximize 
solar exposure in winter months. Two trash and two recycling receptacles have been located within the 
plaza. There is no mechanical equipment proposed within the boundaries of the plaza. 

The plaza would be maintained by the residential management team. 

Decorative or pervious surface for on-site parking and loading areas, drives, driveways, and 
walkways (3 points) 

Provide decorative pavers, pervious pavers, stamped concrete, colored concrete, pervious concrete, brick or other 
decorative or durable materials for a minimum of seventy-five (75) percent of surface parking and/or loading 
areas, drives aisles, driveways and walkways that comply with the Americans with Disabilities Act accessibility 
requirements. 

The proposed hardscape throughout the development site contains an array of concrete colors and 
patterned scoring that is decorative in nature.  The applicant has provided information that indicates 
that of the total area used for driveways and walkways (there is no surface parking and/or exposed 
loading areas or drive-aisles), on the site which is 26,565 square feet, a total of 23,688 square feet is 
decorative (or 89%) while 2,877 square feet is standard pavement (adjacent to the University service 
only access point). 

Pedestrian improvements (3 points) 
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A site and building design that allows for exceptional and accessible pedestrian and/or bicycle access through 
and/or around a site that exceeds the requirements of Chapter 530, Site Plan Review. The improvements shall 
use a combination of landscaping, decorative materials, access control and lighting to create a safe, clear and 
aesthetically pleasing access through and/or around the site that complies with the Americans with Disabilities 
Act accessibility requirements. 

The applicant is proposing 10 foot wide sidewalks, links between the dwelling units/retail space and the 
public right-of-way, landscaped boulevards and hedges, wide outdoor circulation and seating space along 
the retail facades as well as a plaza designed in compliance with Chapter 535.  Further, access to the site 
on the previously vacated 4th Street NE is designed to be curbless and decorative while promoting 
pedestrian and bike-friendly access to the residential building, lined with trees and lit bollards, and 
terminating with an open green space with a preserved stone wall backdrop. 

Pet exercise area (1 point) 

A pet exercise area shall have a minimum dimension of twelve (12) feet by sixty (60) feet. It shall be enclosed 
with decorative fencing, include lighting in compliance with Chapter 535, Regulations of General Applicability and 
provide accommodations for proper disposal of animal waste. The pet exercise area shall not be located in a 
required yard. 

The applicant proposes to incorporate an outdoor pet run area on the parking garage roof that is over 
80 feet long and 15 feet wide, which exceeds the required area, and is enclosed with decorative fencing 
and includes lighting and accommodations for proper disposal of animal waste.  In addition, the building 
includes a dog wash for pet bathing and grooming. 

Recycling storage area (1 point) 

Provide an easily accessible area that serves the entire building and is dedicated to the collection and storage of 
non-hazardous materials for recycling, including but not limited to paper, corrugated cardboard, glass, plastics 
and metals. The recycling storage area shall be located entirely below grade or entirely enclosed within the 
building. 

A trash and recycling area is provided for the low-rise residential building, the high-rise residential 
building and for all commercial spaces included in the development.  Each area is located within the first 
level of the building and exceeds areas required by the City.  Recycling chutes are provided on every 
floor of the residential buildings.   

Amenities proposed by the applicant or others (5 points) 

The city planning commission may consider other amenities not listed in Table 527-1, Amenities, that are 
proportionally related to the alternative requested. The commission may assign one (1), three (3), five (5), or ten 
(10) points based on the proportionality. 

• LEED (5 points) 

Typically, this is a 10 point amenity that is awarded where the proposed development meets the 
minimum standards for LEED Silver certification. The project does not have to achieve actual LEED 
certification; however, the developer must submit the LEED checklist and documentation to the City, 
approved by a LEED Accredited Professional (LEED-AP), that shows that the project will comply with 
LEED Silver requirements. 

The applicant is requesting 5 points.  The preliminary LEED Checklist has been provided and 
indicates that the current design of the building would achieve 43 credits.  The LEED rating 
system requires a minimum of 40 credits for LEED Certification, and 50 credits for LEED Silver.  
The project would be registered with the USGBC. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIVLASC_530.170PALOLASC
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Table 1. Amenity Points Summary 

Amenity Points Requested by Applicant Points Recommended by Staff 

Active liner uses as part 
of a parking garage 10 points 10 points 

Plaza 5 points 5 points 

Decorative or pervious 
surfaces for on-site 
parking, etc. 

3 points 3 points 

Pedestrian improvements 3 points 3 points 

Pet exercise area 1 point 1 point 

Recycling Storage Area 1 point 1 point 

LEED 5 points 5 points 

Total 28 points 28 points 

 The planned unit development conforms to the required findings for a planned unit development: B.

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 residential 
uses, the variety of housing types and their relationship to other site elements and to surrounding 
development. 

The subject property is surrounded by various land uses that include commercial, industrial, and 
residential (low, medium, and high density) uses. The proposed infill development on a vacant 
and contaminated industrial site would be expected to have positive impacts on the area.  The 
first phase of development would include low-rise attached residential units in a 5 to 6-story 
mixed-use structure, a 2-story commercial structure and a tower up to 21 stories in height all 
surrounding and connected by a shared parking garage.  The applicant proposes 278 dwelling 
units, 22,169 square feet of commercial space, and approximately 385 parking spaces which 
would be enclosed within a parking structure.  The proposed development would be 
contextually appropriate and further advances City goals relative to properties located in 
Activity Centers by providing dense urban infill development.  In addition, the proposal is in 
compliance with the adopted small area plan policies for the neighborhood. 

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, bicycle facilities and 
availability of transit alternatives. 

Please see the comprehensive response to findings #3 and #4 in the CUP for the PUD.  As 
previously noted, a Travel Impact Study (TIS) and Travel Demand Management Plan (TDMP) 
have been reviewed and approved by Public Works and CPED Staff.  With the implementation 
of two geometric and signal improvements as well as other forms of mitigation, the existing 
street capacity is adequate to support the project.  Access to the parking garage is off of 1st 
Avenue NE via the previously vacated extension of 4th Street NE; and a service-only drive is 
accessed off of University Avenue NE.  As previously noted, while both Public Works and 
MnDot have indicated they will approve access off of University Avenue NE, CPED Staff 
continues to have strong concerns about the curb cut given the potential for conflicts with 
pedestrians and other traffic given the volume as well as anticipated turning movements.  The 
necessity of the curb cut in this location is questionable given the alternatives that exist on such 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTVAPAP
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a large site.  CPED Staff will recommend that a cross-access easement be provided that ensures 
that the second phase shall be permitted to utilize the previously vacated 4th Street NE 
extension or the curb cut off of 1st Avenue NE for access to that development site. Adequate 
off-street parking for both vehicles (385 spaces; 363 standard, 12 compact spaces, and 10 
accessible spaces) and bicycles (255 spaces total; 241 inside and 14 spaces outside) is being 
provided within a parking structure (one and a half levels of below grade parking, one at grade 
level, and one above grade level). The site is very well-served by transit as three Metro Transit 
bus routes stop adjacent to the site (4, 61 and 824), three additional routes stop one block away 
(6, 11 and 141) and five additional routes (10, 17, 25, 59 and 825) stop two blocks away.    

c) The site amenities of the proposed planned unit development, including the location and functions of 
open space, the preservation or restoration of the natural environment or historic features, sustainability 
and urban design. 

The development provides the required amenities.  Please see the amenities section of this 
report detailing the proposal’s compliance with provisions for an active liner use as part of a 
parking garage, plaza, decorative and/or pervious surfaces for on-site parking, etc., pedestrian 
improvements, pet exercise area, and recycling storage area.  As previously noted, the applicant 
is requesting partial compliance for LEED as noted above.  No natural environment or historic 
features exist. 

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. 

There is a mix of uses in the area and the building types and styles are varied.  The proposed 
development is contextually appropriate and would be compatible with the character and scale 
of uses surrounding the site as well as consistent with adopted City policies.  The massing of the 
buildings on the site centrally locates the tower with lower rise buildings that reinforce the 
pedestrian scale along the streets.  The proposed building would not be out of character with 
the area, the proposed parking is screened by buildings from the public streets, the proposed 
building height is not out of character with other buildings in the immediate area and the uses 
proposed are compatible with surrounding properties. 

e) An appropriate transition area shall be provided between the planned unit development and adjacent 
residential uses or residential zoning that considers landscaping, screening, access to light and air, 
building massing, and applicable policies of the comprehensive plan and adopted small area plans. 

The development site is separated from adjacent properties on two sides by public right-of-way, 
on one side by a railroad corridor trench and by previously vacated right-of-way (4th Street NE) 
which abuts the site anticipated for a second phase of development (the second phase will go 
through the full entitlement process at a later date).  Appropriate transitions are provided 
between the proposed project and the adjacent residences across University Avenue NE as the 
tower is centrally located on the parcel and the lower rise buildings transition to walk-up units 
adjacent to the public sidewalk.  The façade of the parking garage that is visible from the 
townhomes located across the railroad corridor would be screened with various materials and 
landscaping in the form of ivy.  Further, the applicant proposes to incorporate various public 
realm and streetscape improvements along both University Avenue NE and 1st Avenue NE 
including wider sidewalks, extensive landscaping and a public plaza.  
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f) 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. 

The applicant would need to continue to work closely with the Public Works Department, the 
Plan Review Section of CPED 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 City of Minneapolis will review and approve the applicant’s 
stormwater management plan and erosion control plan prior to permit issuance. 

g) The consideration, where possible, of sustainable building practices during the construction phases and 
the use of deconstruction services and recycling of materials for the demolition phase. 

The project is being designed to qualify for LEED certification as previously noted.  The first 
phase of the development includes a number of energy and resource saving design strategies.   
The developer has committed to incorporating sustainable practices where possible as their 
mission is to promote livable communities through the use of energy efficient systems, green 
building practices, reduced dependency on automobiles, creative density, high quality pedestrian 
and bicycle public realm and preservation of natural resources. 

2. That the planned unit development complies with all of the applicable requirements contained in Chapter 
598, Land Subdivision Regulations.  

The site is being re-platted to consolidate several underlying platted lots into two lots. The 
preliminary and final plat complies with all of the applicable requirements in Chapter 598 of the 
Zoning Code. 

3. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal would comply with all applicable 
provisions of the C2 District.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to allow an increase in the maximum FAR from 2.7 to 2.91based on the following findings: 

1. 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. 

The maximum allowable FAR in the C2 District, prior to consideration of applicable density bonuses 
is 1.7.  The proposed project qualifies for two 20% density bonuses (or an FAR increase of .34 for 
each) for providing all required parking in a parking garage of at least two levels and for the mixed 
commercial and residential building where residential uses are located above a ground floor in which 
at least 50% of the gross floor area is devoted to commercial uses.  With the two applicable density 
bonuses, the allowable FAR is 2.38.  A PUD alternative is being requested to further increase the 
allowable FAR by another 20% to 2.72.  In addition, a variance is also being requested to increase 
the allowable FAR to 2.91which would result in approximately 87 dwelling units per acre.   

Practical difficulties do exist in complying with the ordinance in this specific circumstance as adopted 
city policies call for high density development that is unachievable without a variance given the 
existing zoning classification of the property. Further, it is anticipated that a rezoning study for the 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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area will be conducted in the near future.  The policy recommendations outlined in the small area 
plan call for the site to be rezoned to C3A (Community Activity Center) District with a PO 
(Pedestrian-Oriented) Overlay District.  If the property were currently zoned C3A, the proposed 
FAR of 2.91 would have been achieved with a single 20% density bonus; no additional density 
bonuses or a variance would have been necessary. 

2. 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. 

The proposed FAR is a reasonable request and is in keeping with the spirit and intent of the 
ordinance and comprehensive plan in this specific circumstance.  The applicant is requesting an FAR 
increase from 2.72 to 2.91 in order to development the property in accordance with adopted City 
policies.  Staff finds the request reasonable and appropriate given these factors.  

3. 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. 

The proposal to vary the FAR for the proposed development would not alter the essential character 
of the locality or be injurious to the use or enjoyment of other property in the vicinity.   The 
proposed height and overall massing of the development is similar to other nearby developments.  
The increase in the FAR would allow for a development that is consistent with adopted city policies.  
The variance to allow increased FAR in this specific circumstance would not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby 
properties.   

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

1. Conformance to all applicable standards of Chapter 530, Site Plan Review. 

Building Placement and Design – Requires alternative compliance 

• The development parcel has frontage on two public streets.  There are a total of three separate 
buildings on the development site that are surrounded and connected by a shared parking garage.  
There is an L-shaped, mixed-use 5 to 6 story building that extends the length of University Avenue 
NE to past the midpoint of the site on 1st Avenue NE.  There is a 14 foot wide pedestrian arcade 
that provides access to the structured parking on site which is located between that building and 
the commercial building along 1st Avenue NE.  The proposed 21-story tower is oriented towards 
the interior of the site nearest to the previously vacated 4th Street NE extension on the east side of 
the property.  The tower has some visibility from 1st Avenue NE as approximately 32 feet of the 
tower base is exposed; however, the tower is located approximately 128 feet from the property 
line along 1st Avenue NE.  

• The proposed building walls are located between 10 feet, 7 inches and approximately 38 feet from 
the property line along 1st Avenue NE.  As previously mentioned the tower is located towards the 
interior of the site, yet has visibility from 1st Avenue NE but is setback nearly 128 feet. The building 
walls are located between 13 feet and approximately 27 feet (approximately 0 feet to 4 feet for 
stairs and landings for walk-up units) from the property line along University Avenue NE; the 
exposed portion of the parking garage on the north end of the site is recessed approximately 78 
feet from the property line.  Alternative compliance is required.  CPED Staff would recommend 
that the Planning Commission grant alternative compliance along both street frontages.  Along 1st 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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Avenue NE, there is an existing 10 foot wide drainage and utility easement between the property 
line and the proposed building.  A building cannot be constructed over the easement.  When this 
factor is considered, the building at the closest point is located 7 inches from the utility easement 
closest to the intersection and at the furthest point approximately 28 feet from the utility easement 
on the west side of the site. The layout and angularity of the proposed buildings in that location 
creates architectural interest.  The greater setback also accommodates a public plaza that includes 
benches, landscaping, public art, a drinking fountain and interpretive elements.  Staff is 
recommending that some additional enhancements be provided in the public plaza as an alternative 
compliance measure that include:  decorative string lights in the public plaza area to activate the 
area during the evening hours, as well as an additional public art piece to create additional visual 
interest.  Along University Avenue NE, the greater separation is due in part to the angular design of 
the building, the grade change on site, as well as the incorporation of walk-up units. The parking 
garage is partially exposed in this location for a length of approximately 64 feet, from one foot to 
nearly seven feet, on the west elevation due to the grade changes on site.  Staff will require that a 
cross-section be provided that details the proposed planters and landscape plantings with the final 
plans.  Additional plantings may be required to mask the exposure. As previously noted, on the 
north side of the site, the parking garage wall is fully exposed for approximately 40 linear feet; 
green space and decorative fencing is provided between the exterior building wall and the property 
line.  Staff will recommend that additional plantings be provided in this location.   

• The area between the buildings and the lot lines, with the exception of the driveway to the parking 
garage and the inclusion of a large mechanical unit adjacent to the driveway along University 
Avenue NE, includes amenities. Landscaping including planters with trees and shrubs, as well as 
benches and wider sidewalks are provided to enhance the pedestrian realm.  Staff will recommend 
that the large mechanical unit be relocated to a less prominent location along University Avenue 
NE; north of the walk-up units adjacent to the fully exposed parking garage. 

• The L-shaped building has walk-up units off of University Avenue NE, as well as a principal entrance 
to the lobby of the building that is recessed.  Staff would recommend that the Planning Commission 
require that the entrance to the lobby of the building be pulled out and relocated to be within 8 
feet of the property line in that location.   This would emphasize and create a more prominent 
entrance point to the building on this façade.  In addition, the L-shaped building has principal 
entrances to the commercial component of the structure along 1st Avenue NE, as does the 
commercial building located adjacent to 1st Avenue NE.  The principal entrance to the tower 
component of the development faces the east property line, or the old vacated right-of-way for 4th 
Street NE; it does not face a public street.  Alternative compliance would be necessary. Given the 
orientation of the building on the site, and the fact that approximately 128 feet separates the 
building wall from the public street along 4th Street NE, and the fact that outdoor seating for the 
proposed restaurant that is covered by an ornate metal trellis would be provided between the face 
of the tower and the public street, Staff would recommend that the Planning Commission grant 
alternative compliance in this circumstance.  While Staff would not typically support a principal 
entrance to a structure facing an interior lot line, in this specific circumstance it would not make 
sense to locate the entrance facing the public street given the distance.  Further, the tower is one 
of multiple buildings located on the site and all other buildings are located closer to the public 
street and have multiple principal entrances oriented towards the public street.  Additionally, the 
location of the entrance interior to the site will enhance the overall development as it improves the 
appearance of the interior elevation of the development and further activates this area.  Staff would 
recommend that the Planning Commission include two relevant conditions of approval for this 
alternative compliance request as follows: add architectural elements that are significantly enhanced 
to the principal entrance to the tower in order to mitigate its setback from the public street, and 
the walkway connecting the principal entrance of the tower to the public sidewalk shall be of a 
continuous grade and paving pattern. 
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• Windows between 2 and 10 feet are required in order to provide natural surveillance and visibility 
by having active uses located along public streets.  The proposal is meeting the intent of this 
requirement by integrating active uses along the public streets. The proposed development exceeds 
the ground floor window requirements for both residential and commercial uses along University 
Avenue NE and 1st Avenue NE.  Further, the proposal exceeds the 10% window requirement on 
each floor above the first floor that faces the public street, public sidewalk and public plaza. All 
windows are distributed in a more or less even manner and are also vertical in proportion.  See 
Table 1. All ground level windows must be transparent (non-reflective) as required by Section 
530.120 of the Zoning Code.      

• There are no blank uninterrupted wall segments greater than 25 feet in length on the proposed 
buildings that do not include windows, entries, recesses or projections, or other architectural 
elements.   

• No plain face concrete block is proposed. 
• The proposal complies with the ground floor active functions provision along both street frontages 

as parking, loading, storage, or mechanical equipment areas do not exceed 30% of the linear street 
frontage.  

• All proposed materials are durable. The exterior materials proposed include precast panels, brick, 
stucco and metal panels. No restricted materials are proposed. Future changes in exterior 
materials may require review before the City Planning Commission.  The proposed building forms 
and flat roofs would be considered compatible with other buildings in the area. 

• The proposed 385 space parking garage (363 standard, 12 compact spaces, and 10 accessible 
spaces) is enclosed and includes one and a half levels of below grade parking, one at grade level, and 
one above grade level). The only portions of the parking garage that are exposed and open are on 
the interior north elevation and a portion of the interior east elevation of the building.  Sloped 
floors do not dominate the appearance of the walls and vehicles are screened from view through a 
combination of materials and landscaping. 

Table 2. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 

Mixed-Use – Low Rise 

1st Floor – University 
Ave NE - residential 20% minimum 248 sq. ft. 28% 354 sq. ft. 

1st Floor – University 
Ave NE - commercial 30% minimum 391 sq. ft. 58% 760 sq. ft. 

1st Floor – 1st Ave NE 30% minimum 456 sq. ft. 88% 1344 sq. ft. 

2nd Floor and Above – 
University Ave NE & 

1st Avenue NE 
10% minimum >10% 

Commercial Building 

1st Floor – 1st Ave NE 30% minimum 180 sq. ft. 86% 520 sq. ft. 

Residential Tower  

1st Floor – 1st Ave NE 20% minimum 51 sq. ft. 100% 256 sq. ft. 

2nd Floor and Above 10% minimum >10% 
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Access and Circulation – Meets requirements 

• The principal entrances to the buildings would be connected to the public sidewalk via walkways 
that are greater than 4 feet in width.  

• No transit shelters are included in the development; however, the site is very well-served by 
transit as three Metro Transit bus routes stop adjacent to the site (4, 61 and 824), three additional 
routes stop one block away (6, 11 and 141) and five additional routes (10, 17, 25, 59 and 825) stop 
two blocks away.   In addition, the Nicollet –Central Modern Streetcar is currently proposed to 
operate on the east side of 1st Avenue with a stop located at the corner of University Avenue NE 
and 1st Avenue NE.  The site has been designed to accommodate a future stop.  

• The proposed development has been designed to minimize conflicts with pedestrian traffic and 
surrounding residential uses. All proposed parking is contained within the building and curb cuts to 
the site have been minimized to the extent practical. While both Public Works and MnDot have 
indicated they will approve access off of University Avenue NE, CPED Staff continues to have 
strong concerns about the curb cut given the potential for conflicts with pedestrians and other 
traffic given the volume as well as anticipated turning movements.  The necessity of the curb cut in 
this location is questionable given the alternatives that exist on such a large site. 

• There is no public alley located on the block.  As proposed, the first phase of the PUD would 
provide two curb cuts to the site; one, the single and primary entrance to the on-site parking off of 
1st Avenue NE via the previously vacated extension of 4th Street NE; and two, a service drive only 
accessed off of University Avenue NE. The access to the 385 on-site parking spaces which would 
be enclosed within a parking structure (one and a half levels of below grade parking, one at grade 
level, and one above grade level) is proposed via a singular curb cut off of 1st Street NE that is 
approximately 37 feet in width.  The access to the service drive off of University Avenue NE is via a 
curb cut that is approximately 20 feet in width.  All work along and impacting the public right-of-
way along University Avenue NE requires MnDOT review and permit approval.  Staff will 
encourage the applicant to continue to work with Public Works on reducing the overall width of 
the curb cut off of 1st Avenue NE. 

• The applicant is minimizing the use of impervious surfaces as much as is practical as part of the 
redevelopment of the site.   A significant amount of landscaping is being proposed on site when the 
at grade areas are combined with the landscaping that is being provided on the amenity deck.  

 

Landscaping and Screening – Requires alternative compliance 

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

• All proposed parking on site would be located within a parking structure; therefore, no landscape 
yards or screening apply to the development. 

• The Zoning Code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The total site area is 137,546 square feet and a building footprint of 93,071square feet 
is proposed.  A total of 8,895 square feet of landscaping would be necessary to meet the 20 
percent requirement.  The applicant is providing 7,640 square feet of landscaping, or 17% of the 
area not covered by buildings. Alternative compliance is required.  Staff would recommend that the 
Planning Commission grant alternative compliance in this circumstance.  While the ground level 
landscaping may not meet the percentage requirement, it far exceeds the quantities that are 
required for plantings.  In addition, the applicant is providing a landscaped amenity deck that further 
offsets the lack of compliance with the 20%. 

• The Zoning Code requires that at least 18 canopy trees and 89 shrubs be provided on site.  The 
applicant is proposing to install at grade level a total of 33 trees (23 canopy and 10 ornamental), a 
total of 112 shrubs and 194 perennials/grasses/vines.  As previously noted, the applicant is also 
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proposing to landscape the amenity deck located on level 3 with 28 ornamental trees, various 
perennials and sedums.   

• The installation and maintenance of all landscape materials shall comply with 530.210. 

Table 3. Landscaping and Screening Requirements 

 Code Requirement Proposed 
Lot Area -- 137,546 sq. ft.  

Building footprint -- 93,071 sq. ft. 

Remaining Lot Area -- 44,475 sq. ft. 

Landscaping Required 8,895 sq. ft. 7,640 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 18 trees 

23 canopy trees and 
10 ornamental trees 

at grade; an 
additional 28 

ornamental trees on 
level 3 – the amenity 

deck 

Shrubs (1: 100 sq. ft.) 89 shrubs 112 shrubs 

 

Additional Standards – Meets requirements 

• All parking for the proposed project is being provided in a parking structure (one and a half levels 
of below grade parking, one at grade level, and one above grade level). The parking would be 
accessed off of 1st Avenue NE.  The site is subject to stormwater management requirements.  

• The proposed building would not significantly block views of important city elements or shadow 
public spaces nor would the proposed structure result in significant impacts to wind and air in 
relation to the surrounding area.  The anticipated impacts of the proposed height increase are 
addressed in the CUP for the PUD. 

• The proposal for the first phase appears to incorporate the applicable CPTED principles.  The 
active uses proposed within the ground level of the buildings provide natural surveillance, there are 
windows on all sides of the building that allow people to observe adjacent public spaces and the 
entrances are connected to the public sidewalk.  However, interior elevations for the pedestrian 
accessway to the on-site parking have not been included. To ensure opportunities for natural 
surveillance to the pedestrian accessway, Staff is recommending that the interior walls be subject to 
the site plan review window requirements.  The site is further designed with landscaping, and 
architectural features to delineate space and control access. The sidewalks and walkways would be 
wide, well lit and monitored.  Staff has no additional comments or concerns at this time regarding 
site safety; however, CPED Staff will request that a detailed lighting plan be submitted outlining the 
locations of all new light fixtures for security purposes.  In addition, it is important to acknowledge 
that this is the first phase of a two-phase development for the site.  The second phase will be 
evaluated individually relative to compliance with CPTED principles. 

• There are no eligible or designated historic structures on the subject site as the property is vacant.  
Further, the property is not located in a historic district.  The demolition of the previous structure 
located on the premises was approved by the Heritage Preservation Commission (HPC), on July 9, 
2013, subject to mitigating conditions. 
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2. Conformance with all applicable regulations of the zoning ordinance. 

The proposed use of the site as a Planned Unit Development is conditional in the C2 District. 

Off-street Parking and Loading – Alternative requested under the PUD 

• The applicant proposes to reduce the minimum loading requirement for the first phase.  Chapter 
541 requires 2 small or 1 large loading space for residential developments with 250 units or more.  
The loading requirement for the commercial uses in the project is 1 small loading space.  An 
alternative is being requested as identified above to eliminate the requirement of designated loading 
spaces.  The applicant is providing a service only access from University Avenue NE where trucks 
would unload within the building. 

Table 4. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

General retail 
sales and services 26 -- 26 85 47 

Restaurant, sit 
down 15 -- 15 70 48 

Residential 
dwellings 278 

Transit 
Incentive – 10% 

(28) 
250 -- 290 

Total 319 28 291 -- 385 

 

Table 5. Bicycle Parking and Loading Requirements (Chapter 541) 

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

General 
retail sales 
and services 

3 Not less 
than 50% -- 7 Low 0 

Restaurant, 
sit down 3 Not less 

than 50% -- 7 Low 0 

Residential 
dwellings 139 -- Not less 

than 90% 241 2 small or 1 
large 0 

Total 145 4 125 255 
2 small or 1 
large, and 1 

small 
0 

 

Building Bulk and Height – Alternative requested under the PUD 

• The maximum allowable FAR in the C2 District, prior to consideration of applicable density 
bonuses is 1.7.  The proposed project qualifies for two 20% density bonuses (or an FAR increase of 
.34 for each) for providing all required parking in a parking garage of at least two levels and for the 
mixed commercial and residential building where residential uses are located above a ground floor 
in which at least 50% of the gross floor area is devoted to commercial uses.  With the two 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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applicable density bonuses the allowable FAR is 2.38.  A PUD alternative is being requested to 
further increase the allowable FAR by another 20% to 2.72.  In addition, a variance is also being 
requested to increase the allowable FAR to 2.91, which would result in approximately 87 dwelling 
units per acre. 

• The property is zoned C2 and the maximum height permitted in the C2 District is 4 stories or 56 
feet.  The heights of the structures that are proposed as part of the first phase range from 2 stories 
or 20 feet, 8 inches to 21 stories or 208 feet, 4 inches. 

Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 137,546 sq. ft. / 3.2 acres 

Gross Floor Area (GFA) -- 400,637 sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

-- -- 

Maximum Floor Area Ratio 
(GFA/Lot Area) 2.72 2.91 

Maximum Building Height 4 stories or 56 feet, 
whichever is less 

Up to 21 stories or 208 feet, 4 
inches. 

 

Lot Requirements – Meets requirements 

Table 6. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 278 DUs 

Density (DU/acre) -- 87 DU/acre 

Minimum Lot Area 43,560 square feet or 1 acre 137,546 sq. ft. / 
3.2 acres 

Maximum Impervious 
Surface Area -- -- 

Maximum Lot Coverage -- -- 

Minimum Lot Width -- -- 

 

Yard Requirements – Requires alternative compliance 

Table 7. Minimum Yard Requirements 

 Zoning 
District Overriding Regulations Total 

Requirement Proposed 

Front 
(University 
Ave NE) 

0 ft. -- 0 ft. 

Approximately 
13 ft. to 27 ft. 
to the building 
walls (0 feet 
to 4 feet for 
stairs and 

landings for 
walk-up units) 
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Corner Side 
(1st Ave NE) 0 ft. -- 0 ft. 

Approximately 
10 ft. to 38 ft. 
to the building 

walls 

Interior Side 
(East) 15 ft. -- 15 ft. 

Approximately 
71 ft. to 103 

ft. to the 
residential 

building walls 

Interior Side 
(North) 

15 ft. -- 15 ft. 

Approximately 
40 ft. to 130 

ft. to the 
residential 

building walls 

 

Signs – Not applicable 

• Signs are subject to Chapter 543 of the Zoning Code.  All new signs are required to meet the 
requirements identified in Chapter 543. The applicant is not proposing any signs at this time.  The 
applicant will submit a master sign plan for review and approval in the future. 

 

Refuse Screening – Meets requirements 

• A trash and recycling area is provided for the low-rise residential building, the high-rise residential 
building and for all commercial spaces included in the development.  Each area is located within the 
first level of the building and exceeds areas required by the City.  Recycling chutes are provided on 
every floor of the residential buildings.   

Screening of Mechanical Equipment – Meets requirements 

• According to the submitted plans, all mechanical units would be screened as required by Section 
535.70 of the Zoning Code. 

Lighting – Meets requirements with Conditions of Approval 

• A photometric plan was not submitted as part of the application but will be required with the final 
submittal. All lighting will need to be downcast and shielded to avoid undue glare. All lighting shall 
comply with Chapters 535 and 541 and Planning Staff shall review the details of the fixtures in the 
final review prior to permit issuance.   

Specific Development Standards – Meets requirements 

• Restaurant, sit down. 
(1)  Where alcoholic beverages are served, not less than sixty (60) percent of total gross sales 
revenue shall be from the sale of food and beverages not containing alcohol, and the use shall 
comply with the requirements of Title 14, Liquor and Beer, of the Minneapolis Code of Ordinances 
and Chapter 4 of the Minneapolis City Charter.  
(2) The premises, all adjacent streets, sidewalks and alleys, and all sidewalks and alleys within one 
hundred (100) feet shall be inspected regularly for purposes of removing any litter found thereon. 

Plaza Standards – Meets requirements 

• A plaza is proposed as part of the first phase of the development.  The proposed plaza is 
approximately 4,450 square feet in area, and it has been designed in compliance with the standards 
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outlined in Chapter 535 of the Zoning Code.  See the PUD section above.  As previously noted, 
Staff is recommending that the design of the plaza be further enhanced given the alternative 
compliance requested for building placement adjacent to both public streets. 
 

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

See the above listed response to finding #5 in the conditional use permit for a PUD application. The 
policies and implementation steps apply to the site plan review application as well. 

4. 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 for a PUD application. The 
guidance provided in the Nicollet Island East Bank Neighborhood Association (NIEBNA) Small Area Plan 
applies to the site plan review application as well. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that the project meets one of three criteria required for alternative 
compliance. Alternative compliance is requested for the following requirements: 

• Building Placement: The proposed building walls are located between 10 feet, 7 inches and 
approximately 38 feet from the property line along 1st Avenue NE.  As previously mentioned the 
tower is located towards the interior of the site, yet has visibility from 1st Avenue NE but is 
setback nearly 128 feet. The building walls are located between 13 feet and approximately 27 feet 
(approximately 0 feet to 4 feet for stairs and landings for walk-up units) from the property line 
along University Avenue NE; the exposed portion of the parking garage on the north end of the 
site is recessed approximately 78 feet from the property line.  Alternative compliance is required.  
CPED Staff would recommend that the Planning Commission grant alternative compliance along 
both street frontages.  Along 1st Avenue NE, there is an existing 10 foot wide drainage and utility 
easement between the property line and the proposed building.  A building cannot be constructed 
over the easement.  When this factor is considered, the building at the closest point is located 7 
inches from the utility easement closest to the intersection and at the furthest point approximately 
28 feet from the utility easement on the west side of the site due to the layout and angularity of the 
proposed buildings in that location which creates architectural interest.  The greater setback 
accommodates a public plaza that includes benches, landscaping, public art, a drinking fountain and 
interpretive elements.  Staff is recommending that some additional enhancements be provided in 
the public plaza as an alternative compliance measure that include:  decorative string lights in the 
public plaza area to activate the area during the evening hours, as well as an additional public art 
piece to create additional visual interest.  Along University Avenue NE, the greater separation is 
due in part to the angular design of the building, the grade change on site, as well as the 
incorporation of walk-up units. The parking garage is partially exposed in this location for a length 
of approximately 64 feet, from one foot to nearly seven feet, on the west elevation due to the 
grade changes on site.  Staff will require that a cross-section be provided that details the proposed 
planters and landscape plantings with the final plans.  Additional plantings may be required to mask 
the exposure. As previously noted, on the north side of the site, the parking garage wall is fully 
exposed for approximately 40 linear feet; green space and decorative fencing is provided between 
the exterior building wall and the property line.  Staff will recommend that additional plantings be 
provided in this location.   

• Principal entrance location:  The L-shaped building has walk-up units off of University Avenue 
NE, as well as a principal entrance to the lobby of the building that is recessed.  Staff would 
recommend that the Planning Commission require that the entrance to the lobby of the building be 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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pulled out and relocated to be within 8 feet of the property line in that location.   This would 
emphasize and create a more prominent entrance point to the building on this façade.  In addition, 
the L-shaped building has principal entrances to the commercial component of the structure along 
1st Avenue NE, as does the commercial building located adjacent to 1st Avenue NE.  The principal 
entrance to the tower component of the development faces the east property line, or the old 
vacated right-of-way for 4th Street NE; it does not face a public street.  Alternative compliance 
would be necessary. Given the orientation of the building on the site, and the fact that 
approximately 128 feet separates the building wall from the public street along 4th Street NE, and 
the fact that outdoor seating for the proposed restaurant would be provided between the face of 
the tower and the public street, Staff would recommend that the Planning Commission grant 
alternative compliance in this circumstance.  While Staff would not typically support a principal 
entrance to a structure facing an interior lot line, in this specific circumstance it would not make 
sense to locate the entrance facing the public street given the distance.  Further, the tower is one 
of multiple buildings located on the site and all other buildings are located closer to the public 
street and have multiple principal entrances oriented towards the public street.  Additionally, the 
location of the entrance interior to the site will enhance the overall development as it improves the 
appearance of the interior elevation of the development and further activates this area. Staff would 
recommend that the Planning Commission include two relevant conditions of approval for this 
alternative compliance request as follows: add architectural elements that are significantly enhanced 
to the principal entrance to the tower in order to mitigate its setback from the public street, and 
the walkway connecting the principal entrance of the tower to the public sidewalk shall be of a 
continuous grade and paving pattern. 

• 20% landscaping requirement:  The Zoning Code requires that at least 20 percent of the site 
not occupied by buildings be landscaped. The total site area is 137,546 square feet and a building 
footprint of 93,071square feet is proposed.  A total of 8,895 square feet of landscaping would be 
necessary to meet the 20 percent requirement.  The applicant is providing 7,640 square feet of 
landscaping, or 17% of the area not covered by buildings. Alternative compliance is required.  Staff 
would recommend that the Planning Commission grant alternative compliance in this circumstance.  
While the ground level landscaping may not meet the percentage requirement, it far exceeds the 
quantities that are required for plantings.  In addition, the applicant is providing a landscaped 
amenity deck that further offsets the lack of compliance with the 20%. 

Preliminary/Final Plat 
The Department of Community Planning and Economic Development has analyzed the application for a 
preliminary and final plat based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The subdivision is in conformance with the design requirements of the zoning code and the land 
subdivision regulations and further, is consistent with the comprehensive plan as noted above. 

2. The 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. 

As previously noted, the subdivision consolidates several underlying platted lots into two lots. The 
proposed subdivision would create one lot for the first phase (137,546 square feet or approximately 
3.2 acres) and one lot for the second phase (99,925 square feet or approximately 2.3 acres).  The 
total area of the PUD is 237,471square feet or approximately 5.5 acres. The proposed subdivision 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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would have no effect on surrounding property owners or add substantially to congestion in the 
public streets. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The site is relatively flat and does not present the above noted 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. 

A site plan addressing these issues is required to be approved by CPED and Public Works before 
building permits may be issued.  The proposed lot configuration would pose no difficulties in 
securing building permits or in providing access to the site.  The proposed lots are suitable in their 
existing state for the proposed development with minimal alteration.    

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

A stormwater management and erosion control plan is required as part of the site plan approval 
process before building permits may be issued. 

VACATION 
RESPONSES FROM UTILITIES AND AFFECTED PROPERTY OWNERS. Minneapolis Public 
Works has reviewed the vacation petition and recommends approval of a modified petition.  The 
original petition submitted by the applicant proposed vacating 25 feet on both the southwest and 
northeast sides of the existing 80-foot utility easement, reducing the dimensions of the easement to 30 
feet (NE/SW) by 75 feet (NW/SE).  This would have made the easement the same width as the 
subterranean easement along the northwest end of vacated 4th Street NE.  The petitioner then modified 
the request to 20 feet on each side of the centerline of 4th Street NE.  The Traffic Division of Public 
Works requested that the City maintain the southeasterly 20 feet of the reserved easement for traffic 
control and lighting infrastructure.  Surface Waters and Sewers further requested that only 12 feet on 
the southwest side of 4th Street NE be vacated.  No other referral agencies had any concerns or 
easement requests for the proposed area to be vacated. 

FINDINGS. The Department of Public Works and the Department of Community Planning and 
Economic Development find that the modified area for vacation is not needed for any public purpose, 
and it is not part of a public transportation corridor. 

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by LMC NE Minneapolis Holdings, LLC, for 
the properties located at 315 1st Avenue NE, and 101, 115, 119, and 125 4th Street NE: 

A. Conditional Use Permit for a Planned Unit Development. 
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Recommended motion: Approve the application for a PUD, 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 two years 
of approval. 

2. As required by section 527.120 of the zoning code, the development shall comply with the 
standards for some combination of the following amenities from Table 527-1, Amenities and 
those proposed by the applicant totaling a minimum of 20 points: for an active liner use as 
part of a parking garage, plaza, decorative and/or pervious surfaces for on-site parking, etc., 
pedestrian improvements, pet exercise area, recycling storage area, and LEED.   

3. A cross-access easement shall be provided that ensures that the second phase shall be 
permitted to utilize the previously vacated 4th Street NE extension or the curb cut off of 1st 
Avenue NE for access to that development site. 

B. Variance of the maximum allowable FAR. 

Recommended motion: Approve the application for a variance of the maximum floor area ratio 
from 2.7 to 2.91. 

C. Site Plan Review for a new mixed-use development. 

Recommended motion: Approve the application for a new mixed-use, multiple building 
development that includes 278 dwelling units, 22,169 square feet of commercial space, and 
approximately 385 parking spaces, subject to the following conditions: 

1. CPED Staff review and approval of the final site, elevation, lighting and landscaping plans 
before building permits may be issued.  

2. All site improvements shall be completed by July 6, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

3. Additional enhancements shall be provided in the public plaza as an alternative compliance 
measure that includes:  decorative string lights in the public plaza as well as an additional 
public art piece. 

4. A cross-section shall be provided that details the proposed planters and landscape plantings 
where the parking garage is exposed adjacent to the walk-up units along University Avenue 
NE.  

5. Additional plantings shall be provided on the north end of the site between the fully 
exposed parking garage wall and the proposed fencing along University Avenue NE. 

6. The principal entrance to the lobby adjacent to University Avenue NE shall be pulled out 
and relocated to be within 8 feet of the property line in that location to emphasize its 
importance. 

7. Architectural elements that are significantly enhanced shall be added to the principal tower 
entrance to mitigate its setback from the public street.  

8. The walkway connecting the tower principal entrance to the public sidewalk shall be of a 
continuous grade and paving pattern. 

9. To ensure opportunities for natural surveillance to the pedestrian accessway to the parking, 
these walls shall comply with the nonresidential window requirements of section 530.120 of 
the zoning code.   
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10. The mechanical unit located adjacent to the service drive shall be relocated to a less 
prominent location along University Avenue NE; north of the walk-up units adjacent to the 
fully exposed parking garage. 

11. The public plaza shall comply with the plaza standards as outlined in Chapter 535 of the 
Zoning Code and shall further include the following features: two public art installments, 
decorative string lights, a drinking fountain, and interpretative elements as previously 
required by the HPC (BZH-27768). 

12. The applicant shall continue to work with Public Works on reducing the overall width of the 
curb cut off of 1st Avenue NE. 

13. The applicant shall consider eliminating the one-way service drive off of University Avenue 
NE. 

14. All mechanical units/transformers shall be screened as required by Section 535.70 of the 
Zoning Code. 

D. Preliminary and Final Plat. 

Recommended motion: Approve the application for a preliminary and final plat that 
consolidates several underlying platted lots into two lots. 

E. Vacation of part of an existing utility easement. 

Recommended motion: Approve the vacation of part of an existing utility easement. 

 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Plans 
5. Building elevations 
6. Renderings 
7. Shadow study  
8. Photos 
9. Correspondence 
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SUPERIOR PLATING SITE REDEVELOPMENT 
STATEMENT OF PURPOSE AND DESCRIPTION OF PROJECT 

 
REVISED JUNE 3, 2015 

 
 
The purpose and vision for this multifamily mixed-use development at the historic Superior 
Plating site is to create a luxury rental community with a complementary retail corridor and 
associated parking, all of which will be organized around a pedestrian-oriented design and 
layout.  The Superior Plating site includes the majority of two city blocks fronting on 1st Avenue 
NE between University Avenue NE and 5th Street NE.  Lennar Multifamily Communities (“LMC”) 
is proposing to redevelop the site as a two-phase planned unit development (“PUD”).  The first 
phase will occur on the western side of the site and will include 278 residential units, divided 
between a tower and mid-rise building, 22,169 SF of commercial space and 385 parking stalls in 
a below and above grade parking structure that will be surrounded on three sides by the 
residential and commercial buildings. 
 
SITE AND NEIGHBORHOOD 
 
The west block of the Superior Plating site was originally home to the maintenance and storage 
facility for the streetcar system in Minneapolis.  In the 1920s, the building was transformed into 
a metal plating facility known as Superior Plating.  After 93 years of operation, the plating 
company went bankrupt and closed operations in November 2011.  Due to contamination from 
the years of chemicals used in the plating operations, this site was classified a Superfund Site 
by the MPCA.  Demolition of the building and cleanup of the west block (per a Response Action 
Plan with the MPCA) was completed in December of 2014. 
 
The site is located in the Nicollet Island - East Bank neighborhood, immediately north of the 
Mississippi River and downtown Minneapolis.  The neighborhood is a dynamic submarket that 
includes some of the city’s older residential homes, an emerging young professional population, 
and a blossoming entertainment sector filled with restaurants, microbreweries, and nightlife to 
accompany the established arts district. 
 
SITE DESIGN PRINCIPLES 
 
Prior to any design work being completed, the LMC and ESG Architets studied the Nicollet 
Island – East Bank Small Area Plan and consulted with the Nicollet Island East Bank 
Neighborhood Association (NIEBNA) to establish design principles for the project.  These 
principles, listed below, guided the design of the entire proposed development: 
 

1. Vibrant, active commercial along 1st Avenue with widened streetscape, landscaping, 
outdoor seating and an expanded public realm. 

2. Street front architecture that is interesting and innovative and provides access to light 
and air. 

3. Architectural massing that provides variety and stepping in scale. 
4. Architecture that incorporates towers that provide height and density without shadowing 

or overwhelming the surrounding context. 
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5. A design model that may be appropriate is a “Vancouver” approach which has low-rise 
base of commercial and residential with point towers set back from the street. 

 
We envision that this development will add to the already vibrant neighborhood and revitalize 
one of the most important land sites in Minneapolis.  It will not only serve as a gateway 
between downtown Minneapolis and the northeast neighborhoods, but also will become a 
destination for residents, retail customers, and members of the greater Minneapolis community. 
 
ARCHITECTURAL DESCRIPTION 
 
The architectural design and massing of this project strive to create a dichotomy within one site 
exemplifying housing with both a traditional low-rise building and a contemporary high-rise 
building.  The low-rise building fits into the existing neighborhood, activating the streetscape 
with walk up units linked to the sidewalk along University, mirroring the concept across the 
street.  The tower addresses the goal of creating something new in Northeast, with the use of 
glass and metal panel for an exterior cladding, uniquely-formed cantilevered balconies, and a 
more modern interior unit design with exposed concrete ceilings, columns, and mechanical 
ductwork.  A series of elevated terraces and green roofs provide both a private amenity space 
with solar access for residents and visual interest for units overlooking the garage roof.  The 
retail space has been designed for flexibility and contains translucent glazing and metal panel to 
nicely tie together the low- and high-rise housing structures. 
  
STREETSCAPE AND PUBLIC REALM 
 
Redevelopment of the Superior Plating site provides a unique opportunity to create new public 
gathering areas in the East Bank neighborhood.  The streetscape along 1st Avenue and 
University Avenue has been designed to improve the pedestrian realm with wide sidewalks, 
landscaping, and public art.  A large plaza area is oriented toward the intersection of 1st Avenue 
and 4th Street.  The retail façades of the buildings have been set back and angled to provide 
additional space for movable outdoor seating, sidewalk sales, farmers markets, etc.  Careful 
consideration was given to the pedestrian experience in the design of the promenade from the 
public parking structure to the main retail façade.  Consideration has been given to the possible 
future streetcar development with space designated for a potential station enclosure. 
 
Pedestrian and vehicular access into the site will be provided along vacated 4th Street NE 
between the first and second phase development areas.  A decorative, pedestrian-centric 
design with curbless, scored concrete pavement, landscaping, and protective light bollards is 
intended to slow vehicular speeds and alert drivers to the pedestrian use and character of the 
access way. 
  
GREEN AND SUSTAINABLE FEATURES 
 
The key sustainability strategy for this project is to create an urban mixed-use, pedestrian-
friendly community that allows residents to live, work, and play without dependence on daily 
automobile usage.  The mixed-use development will include complementary retail tenants for 
the residential tenants and neighborhood.  The development team is committed to the 
sustainable design principles reflected in the neighborhood’s Small Area Plan. Our sustainable 
design mission is to promote livable communities through the use of energy efficient systems, 



 

3 
 

green building practices, reduced dependency on automobiles, creative density, high quality 
pedestrian and bicycle public realm, and the preservation of natural resources.  The building is 
being designed to meet standards for LEED Certification.  The project will feature a series of 
green elements including green construction practices, materials specification, thermal high-
efficiency windows and exterior envelope, and numerous permeable planted green spaces both 
on the site as well as on the amenity level roof.   
 
 

REQUIRED APPLICATIONS 
 
The applications required for the project are: 

1. Conditional use permit for a planned unit development (“PUD”) 
2. Variance to increase the maximum floor area ration (“FAR”) 
3. Site plan review 
4. Preliminary and final plat 
5. Partial vacation of utility easement 

 
 

PUD ALTERNATIVES 
 
Alternatives are being requested in Phase 1 of the PUD for the number of principal structures, 
height, floor area ratio, and off-street loading. 
 
More than one principal residential structure on a zoning lot:  Phase 1 comprises a 21-
story residential tower, a 2-story building intended for restaurant, and a 6-story mixed use 
building, all surrounding and connected by a shared parking garage. 
 
Increased height:  The height limit in the C2 District is 4 stories/56 feet.  The heights of the 
buildings in Phase 1 range from 2 stories/20’-8” to 21 stories/208’-4’ (to top of roof; 218’-4” top 
of parapet). 
 
Floor Area Ratio bonus:  The maximum FAR before density bonuses in the C2 District is 1.7.  
The project qualifies for two, 20% FAR bonuses for providing all required parking in a parking 
garage of at least two levels and for the mixed commercial and residential building where 
residential uses are located above a ground floor in which at least 50% of the gross floor area 
(“GFA”) is devoted to commercial uses.  Each 20% bonus increases the allowed FAR by 0.34.  
With two bonuses, the maximum FAR is 2.38.  A PUD alternative is being requested to increase 
the allowed FAR by another 20% to 2.72.  In addition, a variance is being requested to increase 
the FAR to 2.91.  The increase in GFA and FAR will allow redevelopment of the site with the mix 
of uses, high-density housing (approximately 87 du/acre) and varied building heights including 
a tall building as specifically called for in the Nicollet Island – East Bank Small Area Plan for the 
Superior Plating site. 
 
Off-street loading:  The loading requirement for residential uses with more than 250 units is 
2 small or 1 large loading space.  The loading requirement for the commercial uses in the 
project is 1 small loading space.  An alternative is being requested to eliminate the requirement 
of designated loading spaces.  A sufficient off-street loading area will be provided in the service 
drive within the building. 
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PUD AMENITIES 
 
Twenty amenity points are required.  The following amenity points are requested. 
 
Table 527-1 Amenities 
 
Active liner uses as part of a parking garage (10 Points) 
Inclusion of housing, office, or other active uses around the perimeter of all floors of a parking 
garage that face a public street, sidewalk, or pathway. In any district where liner uses are 
already required on the first floor, points shall only be awarded for liner uses on all other floors 
above the first where parking is located. False or display windows shall not qualify.  
 
Description:  This project includes a retail and residential parking structure with one and a half 
levels of below grade parking, one at grade level, and one above grade level.  Both façades 
facing public streets are lined with multifamily housing or retail spaces.  The façade facing 
University has street activating walkup townhome style residential dwelling units and a 
residential lobby.  The façade facing 1st Avenue is constructed of retail and restaurant spaces 
with residential dwelling units above. 
 
Plaza (5 Points) 
Plazas shall have a minimum area equivalent to ten (10) percent of the site not occupied by 
buildings, but not less than two thousand (2,000) square feet and shall comply with all 
provisions in Chapter 535, Regulations of General Applicability. Plazas for commercial or mixed-
use development shall be open to the public during daylight hours. 
 
Description: This project contains a plaza 4,450 SF in area (making up just over ten percent of 
the overall lot area not occupied by building.)  The plaza is designed to meet all requirements of 
Chapter 535 Regulations of General Applicability.  Refer to plaza plan for additional details. 
 
Decorative or pervious surface for on-site parking and loading areas, drives, 
driveways and walkways. (3 Points) 
Provide decorative pavers, pervious pavers, stamped concrete, colored concrete, pervious 
concrete, brick or other decorative or durable materials for a minimum of seventy five (75) 
percent of surface parking and/or loading areas, drives aisles, driveways and walkways that 
comply with the Americans with Disabilities Act accessibility requirements. 
 
Description:  Hardscaping throughout the development contains an array of concrete colors and 
patterned scoring.  Refer to civil and landscape plans for pavement design and details.  
 
Pedestrian Improvements (3 Points) 
A site and building design that allows for exceptional and accessible pedestrian and/or bicycle 
access through and/or around a site that exceeds the requirements of Chapter 530, Site Plan 
Review. The improvements shall use a combination of landscaping, decorative materials, access 
control and lighting to create a safe, clear and aesthetically pleasing access through and/or 
around the site that complies with the Americans with Disabilities Act accessibility requirements.  
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Description: 10’ foot wide sidewalks, links between the dwelling units/retail space and the public 
right-of-way, landscaped boulevards and hedges along the sidewalk, wide outdoor circulation 
and seating space along the retail facades, and the plaza design all encourage a positive 
pedestrian experience, street activation, and a connect between public and private.  The 
curbless, decorative, vacated 4th street is designed to promote a pedestrian friendly, bike 
friendly access to the residential building, lined with trees and lit bollards, and terminating with 
an open green space with a preserved stone wall backdrop.  
 
Pet Exercise Area (1 Point) 
A pet exercise area shall have a minimum dimension of twelve (12) feet by sixty (60) feet. It 
shall be enclosed with decorative fencing, include lighting in compliance with Chapter 535, 
Regulations of General Applicability and provide accommodations for proper disposal of animal 
waste. The pet exercise area shall not be located in a required yard. 
 
Description:  The parking garage roof contains an outdoor pet run area that is over eighty (80) 
feet long and fifteen (15) wide, exceeding both the required area and further covering enclosing 
the parking garage from unit view above.  In addition to outdoor pet exercise are, the building 
program contains a dog wash for pet bathing and grooming.   
 
Recycling storage area (1 Point) 
Provide an easily accessible area that serves the entire building and is dedicated to the 
collection and storage of non-hazardous materials for recycling, including but not limited to 
paper, corrugated cardboard, glass, plastics and metals. The recycling storage area shall be 
located entirely below grade or entirely enclosed within the building. 
 
Description:  Plans for this project allocate trash and recycling area for the low-rise residential 
building, the high-rise residential building, and the future retail tenants.  Each area is 
conveniently located within the building at level one for easy user and removal access.  Each 
trash/recycling room exceeds areas required by the city.  In addition, recycling chutes are 
provided on every level of both the low-rise and high-rise building for easy tenant access from 
their dwelling units. 
 
 
Amenities Proposed By Applicant 
 
The city planning commission may consider other amenities not listed in Table 527-1, Amenities 
that are proportionally related to the alternative requested. The commission may assign one 
(1), three (3), five (5), or ten (10) points based on the proportionality. 
 
Leadership in Energy and Environmental Design (LEED) (5 points requested) 
 
Description:  Attached is a preliminary LEED Checklist generated by Kevin Flynn, LEED Fellow 
and founder of EcoDEEP.  The LEED rating system requires a minimum of 40 credits for LEED 
Certification, and 50 credits for LEED Silver.  In the current design, Kevin identifies 43 
achievable credits, meeting the developer’s goal rating of LEED Certified.  (This project will be 
registered with the USGBC.)   
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CONDITIONAL USE PERMIT FOR PLANNED UNIT DEVELOPMENT 
REQUIRED FINDINGS 

 
The project, including alternatives for the number of principal structures, height, floor area 
ratio, and off-street loading, meets the required findings for a conditional use permit (“CUP”) for 
a planned unit development. 
 
1) The establishment, maintenance or operation of the conditional use will not be 

detrimental to or endanger the public health, safety comfort or general welfare. 
 
The proposed development will not be detrimental to or endanger the public health, 
safety, comfort or general welfare, and granting the CUP will allow a development that 
will benefit the neighborhood and reinforce goals of the comprehensive and small area 
plans.  Infill development on this formerly industrial and contaminated site will have a 
positive effect on the health, safety and vitality of the area.  The new construction will 
fill a hole in the urban fabric of the neighborhood with beautiful buildings of high 
architectural quality.  The proposed plaza and landscaping in and around the site, 
including the addition of many boulevard trees, will further beautify the neighborhood.  
The building and site design and the addition of commercial uses on this block will 
activate the pedestrian realm.  New commercial uses and the addition of residents will 
enhance the East Hennepin Activity Center.  The new construction will comply with all 
building and site development codes. 
 

2) 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 of uses permitted in the district. 
 
This mixed use development will not be injurious to the use and enjoyment of other 
property or impede development and improvement of surrounding property.  The 
residential components are similar to other mid- and high-rise development in the area.  
The street-level commercial development will expand and complement the East 
Hennepin retail area.  High-density, mixed use redevelopment of this site is consistent 
with City goals and, by being responsive to the land use policies for this area, the 
project will promote the orderly development of the neighborhood. 
 

3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have 
been or will be provided. 
 
Adequate utilities, access, drainage and other facilities will be provided.  The 
development team will continue to work closely with Public Works, Plan Review and 
Planning staff to comply with City and other applicable requirements.  Access for the 
parking garage is provided to and from 1st Avenue NE along vacated 4th Street.  A 
service-only access drive allows delivery trucks to enter the site from University Avenue 
NE and exit to 1st Avenue. 
 
The City of Minneapolis requires that all new developments meet the stormwater 
management requirements of Chapter 54 of the City Code of Ordinances in order to be 
approved for construction. These requirements consist of a reduction in the runoff rate 
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for the 2-year, 10-year, and 100-year, 24 hour storm events, and the removal of 70% of 
total suspended solids which occur during the 1-1/4” rainfall event. Due to the previous 
land use occurring on the property, the Superior Plating redevelopment project meets 
the requirement for rate control due to the increase in pervious area from the existing 
condition through the installation of a green roof system, turf grass areas, and planter 
beds. The stormwater management system proposed on-site is a filtration manhole 
system called the Jellyfish Filter, which will treat stormwater exiting the site for water 
quality measures, and remove at least 70% of total suspended solids before they enter 
the public storm sewer system. 
 

4) Adequate measures have been or will be taken to minimize traffic congestion in the 
public streets. 
 
A traffic impact study and Travel Demand Management Plan were prepared in 
conjunction with an Environmental Assessment Worksheet that evaluated the potential 
impacts of redevelopment of the site with up to 750 units of housing and 75,000 SF of 
commercial space for the combined, two-phase PUD.  The study recommended two 
geometric and signal improvements for the intersection of 1st Avenue NE and 4th Street 
NE.  Additional measures including restriping of a crosswalk and turn restrictions may 
also be required.  With implementation of the improvements recommended by the 
study, traffic operations under full-build conditions are expected to operate acceptably.  
the TDMP also outlines the ways in which the development reduce vehicular trips and 
help Minneapolis achieve its goals of enhancing the local transportation system. 
 
All loading will occur on site in the service drive.  The parking garage will provide all 
parking required for the residential and commercial uses. 

 
5) The conditional use is consistent with the applicable policies of the comprehensive plan. 

 
The project site is included in two land use plans: the Minneapolis Plan for Sustainable 
Growth, which is the citywide comprehensive plan, and the recently adopted Nicollet 
Island East Bank Neighborhood Association (NIEBNA) Small Area Plan.  Both of these 
plans identify the future land use for the project site as mixed use.  This land use 
category allows for mixed use development, including mixed use with residential.  Mixed 
use may include either a mix of retail, office or residential uses within a building or 
within a district. 
 
The NIEBNA Small Area Plan expands the boundaries of the East Hennepin Activity 
Center to include the project site.  Activity Centers are the places that shape 
Minneapolis’ urban identity.  Activity Centers support a wide range of commercial, office, 
and residential uses.  They attract residents, workers, and visitors from throughout the 
city and region.  They typically have a busy street life with activity throughout the day 
and into the evening.  They are heavily oriented towards pedestrians, and maintain a 
traditional urban form and scale.  Activity Centers are also well-served by transit. 
Housing density in Activity Centers is guided for high density (50-120 du/acre) to very 
high density (120-200 du/acre), dependent on context. 
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University Avenue and 4th Street NE are both classified as Community Corridors. 
Community Corridors support new residential development from low to high density in 
specified areas, as well as increased housing diversity in neighborhoods. Community 
Corridors support limited commercial uses that are frequently concentrated in 
Neighborhood Commercial Nodes. 
 
The following land use policies and implementation steps from the Minneapolis Plan for 
Sustainable Growth  apply to the proposal: 
 
Land Use Policy 1.4: Develop and maintain strong and successful commercial and 
mixed use areas with a wide range of character and functions to serve the needs of 
current and future users. 
 
Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 
 
Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest 
density development concentrated in and along appropriate land use features. 

 
Land Use Policy 1.9: Through attention to the mix and intensity of land uses and 
transit service, the City will support development along Community Corridors that 
enhances residential livability and pedestrian access. 

1.9.3 Discourage uses that diminish the transit and pedestrian oriented character 
of Community Corridors, such as automobile services and drive-through facilities. 
1.9.6 Promote more intensive residential development along Community 
Corridors near intersections with Neighborhood Commercial Nodes and other 
locations where it is compatible with existing character. 

 
Land Use Policy 1.12: Support Activity Centers by preserving the mix and intensity of 
land uses and by enhancing the design features that give each center its unique urban 
character. 

1.12.1 Encourage a variety of commercial and residential uses that generate 
activity all day long and into the evening. 
1.12.2 Encourage mixed use buildings, with commercial uses located on the 
ground floor and secure entrances for residential uses. 
1.12.3 Encourage active uses on the ground floor of buildings in Activity Centers. 
1.12.4 Discourage uses that diminish the transit and pedestrian character of 
Activity Centers, such as automobile services, surface parking lots, and drive-
through facilities. 
1.12.5 Encourage a height of at least two stories for new buildings in Activity 
Centers, in keeping with neighborhood character. 
1.12.6 Encourage the development of high- to very-high density housing within 
the boundaries of Activity Centers. 



 

9 
 

1.12.7 Encourage the development of medium- to high-density housing 
immediately adjacent to Activity Centers to serve as a transition to surrounding 
residential areas. 
1.12.8 Support district parking strategies in Activity Centers, including shared 
parking facilities with uniform signage, and other strategies. 
1.12.9 Encourage architectural design, building massing and site plans to create 
or improve public and semi-public spaces in Activity Centers. 
1.12.10 Encourage developments to incorporate climate sensitive site and 
building design practices. 

 
The NIEBNA Small Area Plan identifies the former Superior Plating Site as a development 
opportunity site.  The NIEBNA Small Area Plan envisions redevelopment of the site with 
high density, mixed use housing, retail and commercial uses in tall buildings and with 
incorporation of green spaces, inviting streetscapes and high architectural design values.  
The plan includes the following Land Use and Housing Goals: 
 

1. Enhance the urban lifestyle of the neighborhood. 
2. Increase the opportunities for additional local shops and small scale retail. 
3. Increase the number and diversity of people living in the neighborhood by 
encouraging a variety of age ranges and income levels. 
4. Plan and guide development for mixed use and greater height allowances on 
the former Superior Plating site and other opportunity sites. 
5. Maintain the existing neighborhood fabric and historic characteristics of the 
neighborhood. 

 
The proposed Superior Plating Site Redevelopment is consistent with the above-listed 
policies and goals of the City’s comprehensive plan and the NIEBNA Small Area Plan. 
 
 

6) The conditional use shall in all other respects, conform to the applicable regulations of 
the district in which it is located. 
 
Upon approval of the submitted applications, the project will conform with the applicable 
regulations of the C2 zoning district. 

 
 
In addition to the CUP standards the project complies with the additional findings required for 
planned unit developments. 

 
1) That the planned unit development complies with all of the requirements and the intent 

and purpose of the PUD 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 residential uses, the variety of housing types and their relationship to other 
site elements and to surrounding development. 
 
The project will provide a mix of alcove, 1, 2 and 3-bedroom apartments in the tower 
and mid-rise buildings.  The residential buildings surround an amenity terrace located on 
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the roof of the shared parking garage.  The terrace amenities include a pool, grill units, 
fire pits, outdoor seating, dog exercise area and an accessible green roof.  Walk-up units 
and the mid-rise building along University complement the residential development 
across that street.  The tower is set back over 100 feet and separated from the public 
sidewalk by an expansive plaza area and low-rise retail buildings.  The commercial uses 
in this mixed use project will be a compatible extension of the East Hennepin 
commercial district located immediately east and north of the site. 
 
b. The traffic generation characteristics of the proposed planned unit development 
in relation to street capacity, provisions of vehicle access, parking and loading areas, 
pedestrian access, bicycle facilities and availability of transit alternatives. 
 
The traffic impact study concludes that, with certain mitigation and improvements, the 
existing street capacity is adequate to support the traffic that will be generated by the 
project.  Access for the parking garage is provided to and from 1st Avenue NE along 
vacated 4th Street.  A service-only access drive allows delivery trucks to enter the site 
from University Avenue NE and exit to 1st Avenue.  All required parking will be provided 
in the parking garage and loading will occur on-site in the covered service drive.  Bicycle 
storage and repair areas will also be provided in the garage and will have convenient 
access to the street.  The streetscape design integrates with the adjacent bus stops and 
possible future streetcar development with space designated for a potential station 
enclosure.  Exceptional pedestrian and bicycle access is provided through the site to the 
residential entries, enclosed retail parking area and throughout the plaza. 
 
c. The site amenities of the proposed planned unit development, including the 
location and functions of open space, the preservation or restoration of the natural 
environment or historic features, sustainability and urban design. 
 
As detailed previously, the planned unit development will provide exceptional open 
space amenities – both public and private – in the plaza and street front areas at ground 
level and in the amenity terrace.  Additional open space is provided at the terminus of 
the access drive and on University Avenue near the bridge. 
 
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 view and corridors. 
 
The massing of the buildings on the site steps down into the surrounding development 
from the tower positioned in the interior of the PUD to the 6-story residential building 
along University and the 2-story retail buildings along 1st Avenue.  The scale and design 
of the buildings are compatible with other mid-rise and tower buildings on nearby 
blocks.  The facade of the parking garage that is visible from across the railroad corridor 
will be screened with ivy.  The new development will not interfere with public view 
corridors. 
 
e. An appropriate transition area shall be provided between the planned unit 
development and adjacent residential uses or residential zoning that considers 
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landscaping, screening, access to light and air, building massing and applicable policies 
of the comprehensive plan and adopted small area plans. 
 
Appropriate transitions between the project and adjacent residences are provided by 
stepping down the massing and incorporation of walk-up units along University Avenue.  
The project will add landscaping and trees along the now-barren street fronts.  The 
buildings are setback from the streets to create an expanded public realm in accordance 
with the goals of the NIEBNA Small Area Plan generally and for the Superior Plating site 
specifically. 
 
f. 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. 
 
As discussed above in proposed finding #3, the project will comply with all requirements 
for stormwater management and erosion control.  Existing public facilities will be 
utilized. 
 
g. The consideration, where possible, of sustainable building practices during the 
construction phases and the use of deconstruction services and recycling of materials for 
the demolition phase. 
 
The development team is committed to the sustainable design principles reflected in the 
City’s comprehensive plan.  Our sustainable design mission is to promote livable 
communities through the use of energy efficient systems, green building practices, 
reduced dependency on automobiles, creative density, high quality pedestrian and 
bicycle public realm and preservation of natural resources.  The project will qualify for 
LEED Certification. 

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

contained in Chapter 598, Land Subdivision Regulations. 
 
The site is being subdivided and will comply with all of the applicable requirements 
contained in Chapter 598, Land Subdivision Regulations. 

 
 
Additional factors to be considered when determining the maximum height per §548.110: 
 
(1) Access to light and air of surrounding properties. 
 

Public right-of-way, a railroad corridor and generous setbacks separate the proposed 
development from surrounding properties.  Allowing the requested increases in height 
will not impede access to light and air for the surrounding properties. 

 
(2) Shadowing of residential properties, significant public spaces, or existing solar energy 

systems. 
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A shadow study has been submitted that shows the degree of shadowing of other 
residential properties by the project.  Like other residential towers in the area, the 
project will cast long shadows at certain times of the day and year, but the effects are 
mitigated by the narrowness of the tower, its orientation in the center of the site and 
the fact that the PUD is surrounded by public streets and the railroad corridor.  The 
project does not shadow any significant public spaces.  No existing solar energy systems 
are known to be shadowed by the project. 
 

(3) The scale and character of surrounding uses.  
 

The scale and character of the buildings in the project is compatible with surrounding 
uses and consistent with the design guidance in the NIEBNA Small Area Plan for 
redevelopment of the Superior Plating site.  The massing of the buildings on the site 
steps down into the surrounding development from the tower positioned in the interior 
of the PUD to the 6-story residential building along University and the 2-story retail 
buildings along 1st Avenue. 

 
(4) Preservation of views of landmark buildings, significant open spaces or water bodies.  
 

The project will not block views of landmark buildings, significant open spaces or water 
bodies. 

 
 
 

VARIANCE FOR FLOOR AREA RATIO 
REQUIRED FINDINGS 

 
The maximum FAR before density bonuses in the C2 District is 1.7.  With density bonuses and a 
PUD alternative, the allowed FAR is 2.72.  A variance is being requested to increase the FAR to 
2.91.  The increase in GFA and FAR will allow redevelopment of the site with the mix of uses, 
high-density housing (approximately 87 du/acre) and varied building heights, including a tall 
building as specifically called for in the NIEBNA Small Area Plan for the Superior Plating site.  
The Project meets the required findings for this variance as discussed below: 
 
1) 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. 

 
Practical difficulties exist for building within the FAR limits without a variance and 
complying with the City’s land use guidance for the site, which calls for high density 
development.  The NIEBNA Small Area Plan identifies the former Superior Plating Site as 
a development opportunity site and envisions redevelopment of the site with high 
density, mixed use housing, retail and commercial uses in tall buildings.  The site is 
located in an Activity Center, which is intended to support, and be supported by, high 
density housing.  These are unique circumstances, not created by the developer. 
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2) 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.  

 
The proposed FAR is reasonable and consistent with the City’s land use guidance for 
high density development in this area.  The NIEBNA Small Area Plan incorporates the 
site into an expanded East Hennepin Activity Center and calls for eventual rezoning of 
the site to C3A.  When that rezoning occurs, the FAR of the project will comply with the 
FAR limits of the C3A District. 

 
3) 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. 

 
The granting of the variance will not alter the essential character of the area or be 
injurious to the use or enjoyment of other properties.  The proposed FAR is less than 
that of the Red 20 mixed-use project that was recently constructed a block away, which 
has an FAR of 3.7.  As previously noted, the height and massing of the project is similar 
to surrounding mid-rise and tower condominium developments.  The development will 
be beneficial to the public health and welfare and to neighboring properties by filling a 
gap in the urban fabric and rehabilitating a contaminated site with buildings of unique 
and high quality design.  

 
 
 

SUBDIVISION REQUIRED FINDINGS 
 
1) The subdivision is in conformance with these land subdivision regulations, the applicable 

regulations of the zoning ordinance and policies of the comprehensive plan. 
 

The subdivision is in conformance with the applicable zoning and land subdivision 
regulations, including the design requirements of Chapter 598, Article III, of the 
subdivision ordinance.  As discussed in the proposed findings for the planned unit 
development, the project is consistent with the policies of comprehensive plan and the 
small area plan for this area.  

 
2) The 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 subdivision will not be injurious to the use and enjoyment of other property in the 
vicinity, be detrimental to surrounding land uses, or increase congestion in the public 
streets.  The subdivision will combine multiple existing lots into a two lots suitable for 
this planned unit development. 

 
3) All land intended for building sites can be used safely without endangering the residents 

or users of the subdivision or the surrounding area because of flooding, erosion, high 
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water table, soil conditions, improper drainage, steep slopes, rock formations, utility 
easements or other hazard. 

 
The site is a contaminated industrial site that is being remediated in accordance with a 
Response Action Plan approved by the MPCA to ensure that the building sites can be 
safely redeveloped and maintained without danger to the users of the subdivision or the 
surrounding area.  The site is not subject to flooding.  Any soil conditions that require 
environmental or other remediation will be addressed in accordance with applicable 
regulations and plans.  Redevelopment will also comply with all applicable regulations 
for erosion control, drainage and utilities. 

 
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 arrangement will pose no difficulties in securing building permits or in providing 
driveway access to the site.  The proposed lots are suitable in their existing state for the 
proposed development with minimal alteration. 

 
5) The subdivision makes adequate provision for stormwater runoff, and temporary and 

permanent erosion control in accordance with the rules, regulations and standards of 
the city engineer and the requirements of these land subdivision regulations. To the 
extent practicable, the amount of stormwater runoff from the site after development will 
not exceed the amount occurring prior to development. 

 
The City of Minneapolis requires that all new developments meet the stormwater 
management requirements of Chapter 54 of the City Code of Ordinances in order to be 
approved for construction. These requirements consist of a reduction in the runoff rate 
for the 2-year, 10-year, and 100-year, 24 hour storm events, and the removal of 70% of 
total suspended solids which occur during the 1-1/4” rainfall event. Due to the previous 
land use occurring on the property, the Superior Plating redevelopment project meets 
the requirement for rate control due to the increase in pervious area from the existing 
condition through the installation of a green roof system, turf grass areas, and planter 
beds. The stormwater management system proposed on-site is a filtration manhole 
system called the Jellyfish Filter, which will treat stormwater exiting the site for water 
quality measures, and remove at least 70% of total suspended solids before they enter 
the public storm sewer system.  Temporary and permanent erosion control measures 
will be taken in accordance with applicable rules and standards. 
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L1.0
LANDSCAPE PLAN

PLANTING PLAN

PLANT SCHEDULE

PLANTING
AREA 'A'

10-CLB

24-CLB

10-CLB

8-CLB

20-CLB

24-CLB

5-IBH

5-IBH

3-IBH

4-IBH

3-IBH

PLANTING
AREA 'B'

5-KFG
4-NFS

16-SSD

5-KFG
4-NFS

16-SSD

16-RSD
4-GFS
16-LBS

16-RSD
4-GFS
16-LBS

PLANTING AREA 'C'

16-LBS14-LBS12-LBS

SCALE: 1"=20'
SCALE: 1"=20'

SCALE: 1"=20'

PLANTING NOTES:
1. VERIFY ALL LANDSCAPE IMPROVEMENTS WITH REMOVALS AND SITEWORK.

2. ALL DISTURBED LANDSCAPED AREAS, NOT INDICATED AS PLANTING BEDS, ARE TO BE SODDED. SOD  TYPE IS TO BE PRIMARILY
KENTUCKY BLUEGRASS, FREE OF WEEDS. REPLACE DAMAGED LAWN WITH MINERAL SOD AS DIRECTED BY ON-SITE
REPRESENTATIVE. MATCH ALL PROPOSED LANDSCAPED AREAS INTO EXISTING.

3. SUBCONTRACTOR TO VERIFY PLANTS REQUIRED AS REFLECTED ON PLAN.

4. ALL PLANTING BEDS ABUTTING TO BE EDGED WITH STEEL EDGER, ANCHORED 4'-0" O.C. WITH METAL SPIKES, COLOR BLACK.

5. ALL LANDSCAPE AREAS SHALL HAVE TOPSOIL PLACED AT MINIMUM DEPTH OF 4" FOR SOD AREAS, 12" FOR
SHRUB/PERENNIAL/ANNUAL BEDS, AND 24" FOR TREE AREAS.

6. SINGLE TREE AND SHRUB PLANTINGS SHALL HAVE A 4" DEPTH SHREDDED HARDWOOD MULCH RING AROUND EACH BASE. TREES
SHALL HAVE A MINIMUM 3' DIAMETER RING.

9. APPLY PRE-EMERGENT HERBICIDE PREEN (OR APPROVED EQUAL) IN  PERENNIAL AND SHRUB BEDS FOLLOWED BY
DOUBLE-SHREDDED HARDWOOD BARK MULCH. DOUBLE-SHREDDED HARDWOOD BARK MULCH SHALL BE A MINIMUM OF 4" IN
DEPTH, FREE OF ALL DELETERIOUS MATERIAL AND LOCATED IN ALL LANDSCAPE BEDS.

10. SUBCONTRACTOR TO DISPOSE OF ALL REMOVALS OFF-SITE.  SEE EXISTING CONDITIONS & REMOVALS PLAN FOR MORE
INFORMATION.

11. SUBCONTRACTOR TO WATER PLANT MATERIAL DURING INSTALLATION AND FOR A 60 DAY ESTABLISHMENT PERIOD. VOLUME OF
WATER TO BE PER PLANT REQUIREMENT FOR ESTABLISHMENT AND NORMAL GROWTH.

12. SUBCONTRACTOR TO WARRANTY NEW SOD FOR 60 DAYS AND NEW PLANTINGS FOR ONE YEAR UPON PROJECT COMPLETION.

13. ALL PLANT MATERIAL SHALL BE HEALTHY, VIGOROUS, AND FREE OF PESTS AND DISEASE.

14. ALL PLANT MATERIAL SHALL BE CONTAINER GROWN OR BALLED AND BURLAPPED.

15. ALL MATERIALS ARE SUBJECT TO THE APPROVAL OF THE LANDSCAPE ARCHITECT BEFORE, DURING, AND AFTER INSTALLATION.

16. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL UNDERGROUND UTILITIES AND SHALL
AVOID DAMAGE TO ALL UTILITIES DURING THE COURSE OF THE WORK. LOCATIONS OF EXISTING BURIED UTILITY LINES SHOWN ON
THE PLANS ARE BASED UPON BEST AVAILABLE INFORMATION AND ARE TO BE CONSIDERED APPROXIMATE.  IT SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR TO VERIFY THE LOCATIONS OF UTILITY LINES WITHIN AND ADJACENT TO THE WORK AREA,
TO PROTECT ALL UTILITY LINES DURING THE CONSTRUCTION PERIOD, AND TO REPAIR ANY AND ALL DAMAGE TO UTILITIES, 
STRUCTURES, SITE APPURTENANCES, ETC. WHICH OCCURS AS A RESULT OF THE CONSTRUCTION.

17. CONTRACTOR SHALL BE RESPONSIBLE FOR DELIVERY SCHEDULE AND PROTECTION BETWEEN DELIVERY AND PLANTING PER
SPECIFICATIONS TO MAINTAIN HEALTHY PLANT CONDITIONS.

18. THE CONTRACTOR SHALL BE RESPONSIBLE FOR FULLY MAINTAINING, INCLUDING BUT NOT LIMITED TO, WATERING, SPRAYING,
MULCHING, AND FERTILIZING. ALL OF THE PLANT MATERIALS AND LAWN DURING THE PLANT ESTABLISHMENT PERIOD.

19. STANDARDS SET FORTH IN "AMERICAN STANDARD FOR NURSERY STOCK" REPRESENT GUIDELINE SPECIFICATIONS ONLY AND
SHALL CONSTITUTE MINIMUM QUALITY REQUIREMENTS FOR PLANT MATERIAL.

20. ALL PLANTING AREAS TO BE IRRIGATED. IRRIGATE TURF GRASS ON SEPARATE ZONE FROM ALL OTHER PLANTINGS.

21. TREES TO REMAIN SHALL BE PROTECTED DURING CONSTRUCTION. TREES DAMAGED DURING CONSTRUCTION SHALL BE
REPLACED WITH SPECIES OF EQUAL QUALITY AND SIZE AS DETERMINED BY LANDSCAPE ARCHITECT AT NO COST TO THE OWNER.

22. MAINTAIN AND ADJUST IRRIGATION AS NECESSARY DURING ONE YEAR PEP. BLOW OUT SYSTEM IN FALL AND START UP NEXT
SPRING.

23. SEE REMOVALS PLAN FOR EXISTING TREE INFORMATION.
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EXISTING BNSF RAILROAD

OPEN GREEN SPACE

RETAIL PARKING
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ONE-WAY SERVICE DRIVE

RETAIL

DN

PROPERTY LINE

FUTURE PHASE II

DEVELOPMENT (N.I.C.

- SHOWN FOR
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LOBBY
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ACCESS
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RAMP TO
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POTENTIAL FUTURE STREETCAR STATION
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3
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 PUBLIC PLAZA PUBLIC PLAZA PUBLIC PLAZA PUBLIC PLAZA
AREA: 4,450 SFAREA: 4,450 SFAREA: 4,450 SFAREA: 4,450 SF

S
I
D
E
W
A
L
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10
' 
- 
0
" 
P
U
B
L
I
C

COVERED
ARCADE  FOR

PEDESTRIAN

ACCESS TO

PARKING

RESTAURANT PATIO
(SEATING BY RETAIL TENANT)

PROPERTY LINE

16,384 SF

RETAILRETAILRETAILRETAIL

4,964 SF

RESTAURANTRESTAURANTRESTAURANTRESTAURANT

EXIT PASSAGEWAYEXIT PASSAGEWAYEXIT PASSAGEWAYEXIT PASSAGEWAY

STAIRSTAIRSTAIRSTAIR

16 FT. WIDE CUSTOM
BUILT BENCH - TYP.

PREMANUFACTURED
BENCH - 5 FT LONG

W/BACK - TYP.

LANDSCAPE BED
FLUSH WITH

SIDEWALK

LIGHT
BOLLARD -

TYP.

LANDSCAPE BED
FLUSH WITH

SIDEWALK - TYP.OPEN OUT
DOOR RE

TAIL SPA
CE

TRASH / RECYCLING
RECEPTACLES

TRASH / RECYCLING
RECEPTACLES

CANOPY ABOVE - TYP.

LIGHT BOLLARD -
TYP.

4
T
H
 S
T
R
E
E
T
 R
I
G
H
T
-0
F
-W
A
Y

TREE - TYP. SEE
LANDSCAPE

BRASS PLATE
KIOSK DISPLAY -

TYP.

HIGH-LOW
DRINKING

FOUNTAIN

CROSS HATCH INDICATES
EXTENTS OF PUBLIC PLAZA AREA

PLAZA AREA:PLAZA AREA:PLAZA AREA:PLAZA AREA:

LOT AREA: 137,546 SF

BUILDING FOOTPRINT:   93,071 SF
PLAZA AREA:   4,450 SF

(PLAZA = OVER 10% OF OPEN LOT SPACE)

PLAZA SURFACE MATERIAL:PLAZA SURFACE MATERIAL:PLAZA SURFACE MATERIAL:PLAZA SURFACE MATERIAL:

SCORED & COLORED DECORATIVE CONCRETE: 2,610 SF

LANDSCAPE BED: 1,840 SF

TOTAL 12 TREES

SEATING:SEATING:SEATING:SEATING:

LINEAL FEET OF FIXED SEATING = 94 FT.

RESTAURANT AND RETAIL SEATING SHOWN FOR

REFERENCE - NOT IN CONTRACT
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LIMITED AUTHORIZATION TO APPLY FOR LAND USE APPROVALS 

 
 
 
TO WHOM IT MAY CONCERN: 
 
 
First and University Investor LLC is the owner of the property located at the following 
addresses: 
 

315 1st Avenue NE 
101, 115, 119, and 125 4th Street NE 
108, 116, and 120 5th Street NE 

 
On behalf of the owner, I authorize Lennar Multifamily Communities (“Lennar”) and their 
agents to apply for zoning, subdivision, utility vacation and other land use approvals (except 
rezoning) for redevelopment of this property. 
 
 
 
FIRST AND UNIVERSITY INVESTOR LLC 
 
By: __________________________________ 
 
Its: __________________________________ 
 
Dated: __________________________________ 

Executive Vice President

5/1/15
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Christine Behrend

From: Peter Chmielewski <Peter.Chmielewski@lennar.com>
Sent: Sunday, May 10, 2015 2:48 PM
To: info@niebna.com; P Victor Grambsch; Frey, Jacob
Cc: Douglas Bober; Reid Johnson; William Majhor; Carol.Lansing@FaegreBD.com; Christine 

Behrend; Dave Egbert; Aaron Roseth
Subject: Superior Plating, Notification of submission of land use applications

Importance: High

May 10, 2015 

 

 

TO:         Victor Grampsch 

                Nicollet Island East Bank Neighborhood Association 

                info@niebna.com 

 

                Council Member Jacob Frey 

                Ward 3 

                Jacob.Frey@minneapolismn.gov 

 

 

Dear Victor and Jacob, 

 

By this message I am notifying you that Lennar Multifamily Communities (LMC) will be submitting applications this week 

for land use approvals for the Phase I of the Superior Plating site redevelopment.  The project site is located at 315 1st 

Avenue NE, 101 – 125 4th Street NE and 108 – 120 5th Street NE.  The first phase will occur on the western side of the site 

and will include 278 residential units, divided between a 21-story tower and 6-story mid-rise building, 22,169 SF of 

commercial space and 385 parking stalls in a below and above grade parking structure that will be surrounded on three 

sides by the residential and commercial buildings.  The following applications have been identified as being required for 

Phase I of the project: 

1.       conditional use permit for a planned unit development, 

2.       variance to increase the floor area ratio (FAR), 

3.       site plan review, 

4.       preliminary and final plat, 

5.       administrative review of plaza area, and 

6.       partial vacation of utility easement. 

 

On behalf of LMC and our consultant team, I want to thank NIEBNA for devoting much time working with us and 

thoughtful input into the planning for this redevelopment.  Please let me know if you have any questions.  Thank you. 

 

Kind Regards, 

Peter Chmielewski 

 

 

Peter Chmielewski 

Assoc. AIA, LEED AP, MBA 

Vice President of Development 

Cell: 312-513-2159 

 

Lennar Multifamily Communities, LLC  
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400 S. 4th Street, Suite 401-114 

Minneapolis, MN 55415 

 

peter.chmielewski@lennar.com 

www.lennarmultifamilycommunities.com 

www.linkedin.com/in/peterchmielewski 

This e-mail is intended only for the use of the person to whom it is addressed and contains information which may be confidential or privileged. If you are not the 

person to whom this e-mail is addressed, or an agent authorized by such person to receive this e-mail, you are hereby notified that any examination, copying, 

distribution or other unauthorized use of this e-mail is prohibited. If you received this e-mail in error, please notify me immediately at the e-mail address referenced 

above. 
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