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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Mei-Ling Smith, Senior City Planner, (612) 673-5342 

DATE: May 26, 2016 

SUBJECT: Spectrum Apartments and Townhomes (805, 817, 821 8th Street SE and 803 & 
815 9th Avenue SE) 

 

SITE DATA 

Existing Zoning 

R5 Multiple-Family District / UA University Area Overlay District (817 & 821 
8th Street SE, 803 9th Avenue SE) 
I1 Light Industrial District / IL Industrial Living Overlay District / UA University 
Area Overlay District (815 9th Avenue SE & 805 8th Street SE) 

Lot Area 74,291 square feet / 1.71 acres 

Ward(s) 3 

Neighborhood(s) Marcy Holmes Neighborhood Association 

Designated Future 
Land Use 

Urban Neighborhood (805, 817, 821 8th Street SE and 803 9th Avenue SE) 
Transitional Industrial (815 9th Ave SE) 

Land Use Features n/a 

Small Area Plan(s) Marcy-Holmes Neighborhood Master Plan (2014) 

The subject site occupies five parcels between 8th Street SE and 9th Street SE on 9th Avenue SE in the 
Marcy-Holmes Neighborhood. The site is less than 300 feet to the west of I-35W. There are industrial 
uses to the northeast of the subject site, low-density (R2B) residential uses to the east, and medium-
density residential uses to the south and northwest. 

The subject site would include the eastern portion of 815 9th Avenue SE, the portion of the parcel at 
805 8th Street SE that does not include the existing building, and the three residential parcels facing 8th 
Street SE. The resulting parcel would be have six sides and be approximately 74,291 square feet in area. 

The applicant intends to replat all five parcels and rezone two of the parcels from I1 to R5. The three 
parcels at the northwest corner of 8th Street SE and 9th Avenue NE are residentially zoned, and each 
contains existing single-family homes which would be demolished as part of this project. The other two 
parcels, 815 9th Ave SE and 805 8th Street SE, have industrial zoning and are located within the IL 
Industrial Living Overlay District. The property at 815 9th Avenue SE contains two, one-story metal 
buildings (Quonset huts) which are approximately 20 feet in height, a two-story industrial building, and 
surface parking, loading, and maneuvering areas. The proposed project would result in the demolition of 

mailto:mei-ling.smith@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/marcyholmesplan
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the two Quonset huts, as well as the removal of the loading area at 805 8th Street SE. All five parcels 
are located within the UA University Area Overlay District. 

The City Planning Commission’s Committee of the Whole reviewed a previous version of this project 
on January 28, 2016, which only included the five-story apartment building on the north side of the site 
at that time. 

PROJECT DESCRIPTION 

The project would include three separate buildings: 

• A five-story (55 feet, 2 inches), “L”-shaped apartment building with 98 dwelling units and a total 
of 110 bedrooms. The apartment building would be located on the northern portion of the site, 
with the residential lobby at the northeast corner. The unit mix would include one and two-
bedroom units. There would also be 22 enclosed parking spaces located on the first floor, 
facing the interior of the site. 

• A three-story building with 5 walk-up townhomes and a total of 20 bedrooms. Each townhome 
would contain four bedrooms. 

• A three-story building with 11 walk-up townhomes and a total of 44 bedrooms, as each 
townhome would contain four bedrooms. 

The gross floor area of the proposed building is approximately 108,000 square feet, which results in a 
floor area ratio of 1.45 on the 74,291 square foot lot. 

The applicant is proposing an outdoor dog run and outdoor pool as part of the proposal. In addition, the 
applicant has indicated that there would be a rooftop deck area on the apartment building with garden 
spaces for residents, as well as balconies and patios for many of the units. The apartment building would 
also contain an exercise room. All amenities would be shared between the residents in the apartments 
and the townhomes. 

The UA University Area Overlay District requires a minimum of 87 vehicle parking spaces and 174 
longterm bicycle or motorized scooter parking spaces. The applicant is proposing 77 vehicle parking 
spaces (55 surface, 22 enclosed) and 172 bicycle parking spaces, which both are allowed to be reduced 
as authorized alternatives within a planned unit development. The zoning code also has a requirement of 
one loading space for a residential development of this size, while the applicant is not proposing any 
loading areas at this time. One curb cut would be located off of 9th Ave SE and one would be located 
on 8th Street SE. 

For the apartment building, the applicant is proposing brick as the primary exterior material around the 
first floor, two types of Nichiha fiber cement on floors two through four, and cementitious lap siding on 
the fifth floor. The primary materials of the townhomes would be two types of Nichiha fiber cement 
with fiber cement lap siding on the second- and third-floor bump-outs. 

APPLICATIONS 

Based on staff’s preliminary review, the following land use applications have been identified: 

• Rezoning portions of the properties at 815 9th Ave SE and 805 8th St SE from the I1 Light 
Industrial District, IL Industrial Living Overlay District, and the UA University Area Overlay 
District to the R5 Multiple-Family District and UA University Area Overlay District. 
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• Conditional use permit for a planned unit development. Authorized alternatives include: 
o Decreasing the minimum setback requirements along the periphery of the PUD to 

allow ground-level patios exceeding 50 square feet near the community room and 
between the pool and west interior side lot line, to allow stairs exceeding 4 feet in 
width and entrance landings exceeding 16 square feet in area, and possibly balconies 
and awnings.  – 5 pts required. 

o Reducing the minimum amount of required loading spaces from 1 small (10’ x 25’) 
space to 0. 

o Reducing the minimum amount of required vehicle parking spaces from 87 to 77. 
o Reducing the required amount of required bicycle or motorized scooter parking 

spaces in the UA Overlay district from 174 to 172. 
• Conditional use permit to increase the maximum height of a structure from 4 stories/56 

feet to 5 stories/55 feet, 2 inches. 
• Variance to decrease the minimum number of standard vehicle parking spaces from 65 (75% 

of the parking requirement of 87 spaces) to 60 (69%) (541.330). 
• Site plan review 
• Preliminary and final plat 

Additional or fewer applications may be required, depending on the plans that the applicant formally 
submits. 

APPLICABLE POLICIES 

The Marcy-Holmes Neighborhood Master Plan was adopted in 2014. The plan generally contains different 
policy guidance for the northern portion of the site along 9th Street SE versus the southern portion of 
the site along 8th Street SE. 

North portion 

The northern portion of the subject site is be located in the “9th Street Industrial” character area. This 
area is identified as Transition Industrial in both the small area plan and The Minneapolis Plan for 
Sustainable Growth. The plan prioritizes promoting existing and future jobs in this area and embracing 
diversity of building uses and eras. However, both the small area plan and the comprehensive plan 
recognize that this area may eventually evolve to other uses compatible with surrounding development, 
as it does not have the same protection as industrial uses located within Industrial Employment 
Districts. 

South portion 

The southern portion of the subject site that is adjacent to 8th Street SE is located in the “West Side” 
character area, where the plan calls for maintaining neighborhood stability, improving connectivity, 
enhancing neighborhood amenities, and preserving the historic neighborhood fabric. The most direct 
policy recommendation in the plan is to “prioritize investments in street trees and street tree 
maintenance to soften, shade, and define the street, as well as to keep the urban tree canopy thriving.” 
The landscaping plan submitted by the applicant shows that canopy trees would be planted throughout 
the site as well as within the public right-of-way next to the building. 
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The townhomes, and a portion of the apartment building, would be located in an area identified for 
Medium Density Residential (20-50 dwelling units per acre, transitions between higher and lower 
use/density areas) in the small area plan. The proposed development would have approximately 67 
dwelling units per acre, which is characterized as High Density Residential (50-120 dwelling units per 
acre) and therefore exceeds the residential density called for in the small area plan. In addition, this 
portion of the site is also classified as Urban Neighborhood in The Minneapolis Plan for Sustainable Growth, 
and these areas are not generally intended to accommodate significant new growth, other than 
replacement of existing buildings with those of similar density. However, the southern portion of the 
site that is Medium Density Residential in the small area plan (and) is also zoned R5 Multiple-Family 
District, which is one of two high-density residential zoning districts and would allow high-density 
development by-right. 

The intersection of 8th Street SE and 9th Avenue SE is identified as a neighborhood gateway in the plan. 
This intersection is a half-block from the subject site and adjacent to Phase II of the development. The 
plan calls for treating this location through “a change in the environment, a landmark building, or a 
threshold to cross to communicate a sense of arrival…Consistent treatment by public and private 
owners along these streets, such as lush boulevard treatments, artistic bus shelters, or other arts 
installations, are encouraged.” These recommendations should be kept in mind for the southern portion 
of the site where the townhomes would be located. 
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SPECTRUM APARTMENTS & TOWNHOMES
Cover Sheet

PROJECT DATA: 
Total site area     74,291 sf 
Zoning District:    Rezoned to be R5 
Apartments Area     81,290 sf 
Townhome Area     27,710 sf 
Building Areas Total  109,000 sf 
FAR Allowed           2.0 
FAR Proposed    1  009,000 / 74,291 = 1.47 

Apartment Building Areas 
1st  Floor (Including Garage)    21,576 sf 
1st Floor Garage                 -13,286  sf 
2nd Floor      18, 250 sf 
3rd Floor      18, 250 sf 
4th Floor      18, 250 sf 
5th Floor      18, 250 sf 
TOTAL        81,290 sf 

Apartment Building Unit Count 
1st Floor        6   
2nd Floor      23  
3rd Floor      23  
4th Floor      23  
5th Floor      23           
TOTAL       98 UNITS

Apartment Building Unit Data: 
1 Bedroom     86 
2 Bedroom     12 
TOTAL       98 Units

Total Bedrooms     110

Apartments and Townhomes Parking Provided: 
ENCLOSED     22 
SURFACE     55 
TOTAL  Provided    77

Apartment and Townhomes Parking Required 
1 Stall per 2 Bedrooms (174/2 University Overlay) 87

Apartment Bicycle Parking Provided 
Residential – Indoor    108 
Outdoor Parking         6 
Apartment Bicycle Parking Total   114 

Townhome Building Areas 
Townhome A 1st Floor    2,646 sf 
Townhome A 2nd Floor    3,002 sf 
Townhome A 3rd Floor    3,002 sf 
Townhome B 1st Floor    5,846 sf 
Townhome B 2nd Floor    6,607 sf 
Townhome B 3rd Floor    6,607 sf 
TOTAL       27,710 sf 

Townhome Buildings Unit Count 
Townhome A       5 
Townhome B     11 
Townhome Total     16 Homes 

Townhome Building Unit Data 
4 Bedrooms     16 
Total Bedrooms     64 

Townhome Bicycle Parking 
1 Stall per Bedroom Required   64 
Bicycle Parking Provided   64 

PROJECT NARRATIVE 
LAND USE APPLICATION 

CPM – Spectrum Apartments and Townhomes 

PROJECT DESCRIPTION: 

The proposed project will redevelop a portion of an existing industrial site with a 5-story 98 unit 
apartment building, a 5 unit townhome and a 11 unit townhome.  The apartment will be located on the 
north portion of the site on the corner of 9th Avenue and 9th Street and include demolition of two metal 
Quonset buildings. The existing industrial building will remain.  The existing houses on 8th Street will be 
demolished for the two townhome buildings.   

The L shaped apartment building will have enclosed parking on the first floor, which will be wrapped 
with units on both sides. The 2nd-5th floors will stack above. Entry lobby and amenity spaces are located 
on the corner of 9th and 9th, with outdoor recreation spaces located in the areas to south and west of 
building.  The two townhomes are on the corner of 8th St. SE and 9th Ave. SE.  They will have identical 
floor plans and each have 4 bedrooms.  Townhome residents will have access to apartment amenities. 

The buildings are located on a major bus route and bike route between the U of m Campus and 
Downtown, with convenient access for residents who don’t want to own cars.  Amenity spaces will 
include a community room with outdoor space, exercise room, bike storage room and a rooftop deck.  
The rooftop will also have garden spaces for residents to have vegetable gardens. 

A unique feature of this building is that 69 of the 98 units will feature 1-bedroom “suites”. These units 
are designed to be affordable to those new in the work force and seeking a new apartment unit with 
amenities at rents below $1000/month.  The 560 SF units feature interior bedrooms and flexible living 
spaces on the windows. Many of these suites will have decks. 
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01 - Level One
100' - 0"

02 - Level Two
111' - 0"

03 - Level Three
121' - 1 7/8"

04 - Level Four
131' - 3 3/4"

T.O. PARAPET
155' - 1 1/2"

05 - Level Five
141' - 5 5/8"

TRUSS BEARING
150' - 7 1/2"

T.O. STAIR PARAPET
163' - 4 1/4"

PREFINISHED METAL
CAP FLASHING

NICHIHA - VINTAGE
WOOD FIBER CEMENT
SIDING

CEMENTITIOUS LAP SIDING

NICHIHA- ILLUMINATION
SERIES FIBER CEMENT
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ALUMINUM SUNSHADE
CANOPIES

NICHIHA - VINTAGE
WOOD FIBER CEMENT
SIDING

BRICK

POWDER COATED
ALUMINUM BALCONIES

ALUMINUM STOREFRONT
WINDOW SYSTEM

CLAD WINDOW

CLAD PATIO DOOR

MAGIC PAK

PREFINISHED METAL
CAP FLASHING

PREFINISHED METAL
CAP FLASHING

DECORATIVE LIGHTING
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01 - Level One
100' - 0"

02 - Level Two
111' - 0"

03 - Level Three
121' - 1 7/8"

04 - Level Four
131' - 3 3/4"

T.O. PARAPET
155' - 1 1/2"

05 - Level Five
141' - 5 5/8"

TRUSS BEARING
150' - 7 1/2"

T.O. STAIR PARAPET
163' - 4 1/4"

540 S.F. WALL BETWEEN 2 & 10 FEET - GLASS PROVIDED 123 S.F = 22% 797 S.F. WALL BETWEEN 2 & 10 FEET - 160 S.F. GLASS PROVIDED = 20%

01 - Level One
100' - 0"

02 - Level Two
111' - 0"

03 - Level Three
121' - 1 7/8"

04 - Level Four
131' - 3 3/4"

T.O. PARAPET
155' - 1 1/2"

05 - Level Five
141' - 5 5/8"

TRUSS BEARING
150' - 7 1/2"

T.O. STAIR PARAPET
163' - 4 1/4"

T.O. ELEVATOR PARAPET
169' - 7 1/2"

508 S.F WALL BETWEEN 2 & 10 FEET - 131 S.F. GLASS PROVIDED = 26%
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T.O. SLAB
01 - Level One

100' - 0"

T.O. SUBFLOOR
02 - Level Two

110' - 9 7/8"

T.O. SUBFLOOR
03 - Level Three

120' - 7 3/4"

128' - 8 7/8"
ROOF TRUSS BEARING
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01 - Level One

100' - 0"

T.O. SUBFLOOR
02 - Level Two

110' - 9 7/8"
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128' - 8 7/8"
ROOF TRUSS BEARING

5 4 3 2 1

T.O. SLAB
01 - Level One

100' - 0"

T.O. SUBFLOOR
02 - Level Two
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03 - Level Three
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FIBER CEMENT LAP SIDING

NICHIHA - VINTAGE WOOD
FIBER CEMENT SIDING

NICHIHA ILLUMINATION
SERIES SIDING

NICHIHA - VINTAGE WOOD
FIBER CEMENT SIDING

PREFINISHED METAL
CAP FLASHING

PREFINISHED METAL
FLASHING

T.O. SLAB
01 - Level One

100' - 0"

T.O. SUBFLOOR
02 - Level Two
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 1/8" = 1'-0"1 TOWNHOME B - SOUTH ELEVATION

 1/8" = 1'-0"2 TOWNHOME A - EAST ELEVATION

 1/8" = 1'-0"3 TOWNHOME B - NORTH ELEVATION

 1/8" = 1'-0"4 TOWNHOME A - WEST ELEVATION

 1/8" = 1'-0"6 TOWNHOME A - SOUTH ELEVATION

 1/8" = 1'-0"5 TOWNHOME B - WEST ELEVATION

 1/8" = 1'-0"7 TOWNHOME A - NORTH ELEVATION

 1/8" = 1'-0"8 TOWNHOME B - EAST ELEVATION

TYPICAL TOWNHOME MATERIALS FOR FRONT ELEVATION TYPICAL TOWNHOME MATERIALS FOR SIDE ELEVATION
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