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Project Name: 721 North [stStreet Apartments
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Applicant: Curt Gunsbury
Project Contact: Curt Gunsbury
Request: To construct a new residential building
Required Applications:
Conditional Use To increase the height of the building from 6 stories/84 feet to 7 stories/90
Permit feet.
Conditional Use To allow a surface parking lot located in the DP Downtown Parking Overlay
Permit District.
; To reduce the west interior side yard setback from the required |5 feet to 10
Variance .
feet for the building.
; To increase the maximum amount of parking on the site from 1.7 to 1.77
Variance .
spaces per unit.

Site Plan Review For a new |24-unit residential building.

C3A Commercial Activity Center District
Existing Zoning DP Downtown Parking Overlay District
DH Downtown Height Overlay District

Lot Area 35,917 square feet / .82 acres
Ward 3

Neighborhood North Loop

Designated Future .

Land Use Mixed Use

Commercial Corridor (Washington Avenue one block south)
Growth Center (Downtown)

Small Area Plan North Loop Small Area Plan (2010)

Land Use Features

Date Application Deemed Complete | April 28,2016 Date Extension Letter Sent May 16, 2016

End of 60-Day Decision Period June 27, 2016 End of 120-Day Decision Period | August 26, 2016
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BACKGROUND |

SITE DESCRIPTION AND PRESENT USE. The site is located on the southwest corner of North
Ist Street and 8t Avenue North. The site is currently occupied by a surface parking lot.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by residential
developments of varying densities, commercial establishments, the Star Tribune printing plant and a
surface parking lot. The site is located in the North Loop neighborhood.

PROJECT DESCRIPTION. The applicant is proposing to construct a new |24-unit residential
building on the site. The building would be six stories of residential with one additional story of
mechanical equipment and elevator overrun for a total of seven stories (approximately 90 feet) per the
zoning code definition of height. The building would have a principal entrance facing North Ist Street and
individual unit entrances along both North |st Street and 8% Avenue North. There would be a total of
222 parking spaces provided on the site; 202 will be enclosed and 20 will be provided in a surface
parking lot. Access to the on-site parking would be located on 8 Avenue North.

Bassett Creek runs under the southeasterly portion of the site. The applicant is proposing to design the
footprint of the building around the easement area for the tunnel. The applicant is proposing to
construct a 20-space surface parking lot on that portion of the site that is above the creek. The parking
lot would be screened from North Ist Street and 8 Avenue North by the building and it would be
screened from the adjacent parking lot and North 2nd Street with a fence and landscaping.

RELATED APPROVALS. The site is located in the St. Anthony Falls Historic District. On May 3,
2016, the Heritage Preservation Commission (HPC) approved a Certificate of Appropriateness
application to allow for the construction of the proposed new residential building. On May 13, 2016, the
HPC actions were appealed. At the June 9, 2016, Zoning & Planning Committee meeting the committee
members denied the appeal. The Zoning & Planning Committee modified the original HPC actions by
adding a condition of approval requiring that the exterior materials used on 8" Avenue North and
North 2nd Street be brick. The City Council adopted the Zoning & Planning Committee actions on June
17,2016.

PUBLIC COMMENTS. Public comments have been submitted regarding the project and are attached
to this report. Any additional correspondence received prior to the public meeting will be forwarded on
to the City Planning Commission for consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application to
increase the height of the building from 6 stories/84 feet to 7 stories/90 feet based on the
following findings:

I.  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 height limitation in the C3A zoning district is four stories or 56 feet. However, the site is
located in the DH Downtown Height Overlay District which allows buildings up to six stories or 84
feet in this location. The applicant is proposing to construct a building that is seven stories or 90
feet. The proposal to increase the height of the building from six stories or 84 feet to seven stories
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or 90 feet will not be detrimental to or endanger the public health, safety, comfort or general
welfare. The proposed height of the building is compatible with other buildings in the area.

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 proposal to increase the height of the building from six stories or 84 feet to seven stories or 90
feet will not be injurious to the use and enjoyment of other property in the vicinity and will not
impede the normal or orderly development and improvement of surrounding property. The
proposed height of the building exceeds the height limitation in the DH Downtown Height Overlay
District by six feet.

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

Increasing the height of the building will have no impact on utilities, access roads or drainage.

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

Increasing the height of the building will have no impact on traffic congestion in the public streets.
The proposed building is technically seven stories in height with six stories of residential and one
story of mechanical equipment. The additional story does not add dwelling units to the
development.

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

The proposed development will be consistent with the following policies of The Minneapolis Plan for
Sustainable Growth:

Land Use Policy I.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.

I.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.

Urban Design Policy 10.1: Promote building designs and heights that enhance and
complement the image and form of the Downtown skyline, provide transition to the
edges of Downtown and protect the scale and quality in areas of distinctive physical or
historical character.

10.1.2  Building placement should preserve and enhance public view corridors that focus
attention on natural or built features, such as landmark buildings, significant open
spaces or water bodies.



Department of Community Planning and Economic Development
BZZ-7636

10.1.3  Building placement should allow light and air into the site and surrounding properties.

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

10.5.3  Large-scale, high-rise, multi-family residential development is more appropriate in the
Downtown Minneapolis Growth Center.

The North Loop Small Area Plan was adopted by the City Council in April of 2010. The plan divides
the neighborhood into different land use districts. The site is located in the residential enclave
district. The plan says that there are limited opportunities for new large-scale development in this
district but if there is development it should maintain the residential character of the area. The plan
also says that new projects should maintain and enhance the district’s historic character.

The site is located in the St. Anthony Falls Historic District. The St. Anthony Falls Historic District
Design Guidelines were adopted in 2012. The intent of the design guidelines is to protect the integrity
and character of the district and to ensure that new development occurs in a manner that is
sensitive to the historic character of this unique place. Within the historic district, ten character
areas have been identified. The site is located in the Warehouse District character area. The
guideline for new infill development says that buildings should be within the range of heights seen
historically in the area with a maximum height of six stories. It further states that mid-rise (7-9
stories) and low-rise (4-6 stories) are most appropriate for this area.

The proposed development will comply with the policies of The Minneapolis Plan for Sustainable
Growth, the North Loop Small Area Plan and the St. Anthony Falls Historic District Design Guidelines. Per
the zoning code definition, the proposed building is technically seven stories in height with six
stories of residential and one story of mechanical equipment. The seventh story occupies a very
small percentage of the overall building footprint. The seventh story is classified as a story because
the elevator overrun exceeds 14 feet in height; if the elevator overrun was less than 14 feet in
height the building would be six stories in height. The mechanical story of the building is set back 34
feet from the primary fagade facing North Ist Street and 32 feet from the primary fagade facing 8t
Avenue North.

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 will comply with all provisions of
the C3A Commercial Activity Center District, the DP Downtown Parking Overlay District and the
DH Downtown Height Overlay District.

Additional Standards to Increase Maximum Height

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:

l.

Access to light and air of surrounding properties.

The height of the proposed building will not impede access to light and air for surrounding
properties. The closest buildings are separated from the site by public streets or a series of surface
parking lots that are approximately 200 feet in width.

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

The applicant submitted a shadow study depicting shadowing impacts one-and-a-half hours after
sunrise, at noon and one-and-a-half hours before sunset on the Spring and Fall equinox and on the



Department of Community Planning and Economic Development
BZZ-7636

Summer and Winter solstice. The shadow studies indicate that the proposed building will cast
shadows on the residential properties to the east and west; however, the shadowing impacts do not
appear to be significant given the context of the area. The shadow study indicates that due to the
fact that the neighborhood is densely built-out, that during the periods of peak shadowing, much of
the surrounding vicinity is currently shadowed by other existing buildings. In addition, staff is not
aware of any existing solar energy systems that would be affected by the proposed building.

The scale and character of surrounding uses.

There is a mixture of older warehouse buildings and newer buildings designed to look like
warehouse buildings in the area. The majority of the warehouse-style buildings occupy their entire
site and are multiple stories tall. There is also a series of multiple-family buildings that were built as a
Planned Unit Development located south along North Ist Street from the site that has a larger
setback from the street than the older warehouse buildings in the area. The height of the buildings
in the area range between two and eight stories. The proposed development will be compatible with
the surrounding development.

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

The development site is located in the St. Anthony Falls Historic District and is also located within
relatively close proximity to the Mississippi River and the Grand Rounds Scenic Byway. The
proposed building will change the way one views the surrounding historic resources but since the
building is separated from surrounding properties by public streets they will not be completely
blocked by the building. While the Mississippi River and the Grand Rounds Scenic Byway are located
a block of the proposed building, there are existing buildings that block views of this water body and
significant open space from this location. It should be noted that the intent of the finding is to
preserve public view corridors, not to preserve individual views from private developments.

The Department of Community Planning and Economic Development has analyzed the application to
allow a surface parking lot located in the DP Downtown Parking Overlay District based on the

following findings:

l.

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 establishment of a surface parking lot will not be detrimental to or endanger the public health,
safety, comfort or general welfare. The site is currently utilized as a surface parking lot. In total
there are 125 spaces on the property. All of the existing spaces are visible from the public streets.
The proposed parking lot will be located towards the interior of the site and will be almost
completely concealed by the proposed building.

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 establishment of a surface parking lot will 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. The surface parking lot will be located towards the interior of the site. The
parking lot would be screened from North Ist Street and 8 Avenue North by the building and it
would be screened from the adjacent parking lot and North 2nd Street with a fence and landscaping.
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Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be
provided.

The Public Works Department has reviewed the preliminary plans and will review the final plans for
compliance with standards related to access and circulation, drainage, and sewer/water connections.
The applicant will 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
development to ensure that all procedures are followed and that the development complies with all
city and other applicable requirements. The applicant is aware that the final plans are expected to
incorporate any applicable comments or modifications as required by the Public Works
Department.

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

The minimum parking requirement for the development is 126 spaces (124 for the residential and
two for guests) and the maximum parking requirement is 213 spaces (211 for the residential and
two for the guests). The applicant would be providing a total of 222 parking spaces on the site; 202
will be enclosed and 20 will be provided in the surface parking lot. Access to the on-site parking
would be located on 8t Avenue North.

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

The proposed development will be consistent with the following policies of The Minneapolis Plan for
Sustainable Growth:

Transportation Policy 2.8: Balance the demand for parking with objectives for
improving the environment for transit, walking and bicycling, while supporting the
city’s business community.

2.8.1 Implement off-street parking regulations which provide a certain number of parking
spaces for nearby uses, while still maintaining an environment that encourages bicycle,
pedestrian, and transit travel.

285 Continue to prohibit new commercial surface parking lots and to restrict the size of
accessory surface parking lots in Downtown.

The surface parking lot will be located towards the interior of the site. The parking lot would be
screened from North Ist Street and 8t Avenue North by the building and it would be screened from
the adjacent parking lot and North 2nd Street with a fence and landscaping.

The site is located within walking distance of several bus routes and the Target Field Station stop.
This stop is serviced by both the METRO Blue Line light rail line and the METRO Green Line light
rail line. The applicant will be providing 200 bicycle parking spaces as part of the development.
There are designated on-street bike lanes on 2" Avenue North which tie into the larger bike trail
system in the Twin Cities. In addition, there are several Nice Ride Minnesota bike stations located
within walking distance of the site.

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 will comply with all provisions of
the C3A Commercial Activity Center District and the DP Downtown Parking Overlay District.
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The Department of Community Planning and Economic Development has analyzed the application for a
variance to reduce the west interior side yard setback from the required 15 feet to 10 feet for the

building based on the following findings:

l.

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 interior side yard setback in the C3A zoning district, for residential uses with windows facing
the interior property line, is five feet plus two for every story above the first floor. However, the
setback requirement shall not exceed |5 feet. For a seven story building the setback is 15 feet. The
second through sixth floors of the building will be constructed ten feet from the west interior
property line. The west interior property line abuts a property that is utilized for surface parking.
Due to the location of the Bassett Creek tunnel underneath the adjacent property the adjacent
property will most likely never be developed. It is characteristic to construct buildings close to the
property lines in this area, so the reduced setback will be more in keeping with the area. The
character of the area and the location of the Bassett Creek tunnel are unique circumstances that
were not created by the applicant.

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 variance request is reasonable and in keeping with the spirit and intent of the ordinance and the
comprehensive plan. The intent of having yard controls is to provide for adequate light, air, open
space and separation of uses. The comprehensive plan, the North Loop Small Area Plan and the St.
Anthony Falls Historic District Design Guidelines support a building that would be constructed up to the
interior property lines. The North Loop Small Area Plan says that new development should maintain
the residential character of the area and the St. Anthony Falls Historic District Design Guidelines say that
building widths should maintain the scale of traditional building widths in the context.

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.

Granting the variance would not adversely alter the essential character of the locality or be injurious
to the use or enjoyment of other property in the vicinity, nor would it be detrimental to the health,
safety, or welfare of the general public or of those utilizing the property or nearby properties. It is
characteristic to construct buildings close to the property lines in this area.

The Department of Community Planning and Economic Development has analyzed the application for a
variance to increase the maximum amount of parking on the site from |.7 to |.77 spaces per unit based

on the following findings:

l.

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 parking requirement for a residential development in the DP Downtown Parking
Overlay District is 1.7 spaces per dwelling unit. Since there are 124 dwelling units proposed in the
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development, there is a maximum parking requirement of 211 spaces. In addition, residential
developments in the DP Downtown Parking Overlay District that provide parking are required to
provide one guest parking space for every 50 dwelling units within the building. The guest parking
requirement for the development is two spaces. Overall, the maximum parking requirement for the
development is 213 spaces. The applicant would be providing a total of 222 parking spaces (220 for
the residential and two for the guests) on the site; or |.77 spaces per dwelling unit. However, the
applicant has indicated that as part of the sale of the property, a parking lease for 70 vehicles needs
to be maintained for office tenants in a nearby building.

When these 70 parking spaces are subtracted from the total amount being provided on the site
there would be 152 spaces for the 124 dwelling units or 1.26 spaces per dwelling unit. While this
does not exceed the parking maximum, if the lease for the office tenants were to go away the
maximum parking requirement would be exceeded by a total of 12 spaces. CPED finds that needing
to provide a parking lease for 70 vehicles for office tenants in a nearby building as part of the sale of
the property is a practical difficulty.

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 applicant is proposing 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. Parking regulations are
established to recognize the parking needs of uses and structures, to enhance the compatibility
between parking areas and their surroundings, and to regulate the number, design, maintenance, use
and location of off-street parking spaces and the driveways and aisles that provide access and
maneuvering space. The regulations promote flexibility and recognize that excessive off-street
parking conflicts with the city's policies related to transportation, land use, urban design, and
sustainability. Providing the additional parking spaces within the building for office tenants in a nearby
building will help alleviate parking pressure on the public streets.

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.

Granting the variance will not alter the essential character of the locality or be injurious to the use
or enjoyment of other property in the vicinity. In addition, granting of the variance will not be
detrimental to the health, safety, or welfare of the general public or of those utilizing the property
or nearby properties. All but 20 of the proposed parking spaces will be located within the building.
The 20 parking spaces that will be located in a surface parking lot will be located towards the
interior of the site and will be concealed by the proposed building from North |st Street and 8t
Avenue North. The surface parking lot will be screened from the adjacent properties by a proposed
fence and landscaping.

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:

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

BUILDING PLACEMENT AND DESIGN
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Building placement — Meets requirements

e The building will be located up to the front property line along North Ist Street and set back
between one foot, four inches and five-and-a-half feet from the corner side property line along 8t
Avenue North.

e The placement of the building reinforces the street wall, maximizes natural surveillance and
visibility, and facilitates pedestrian access and circulation. The building will be set close to the front
and corner side property lines, the building will have a principal entrance facing North Ist Street
and individual unit entrances along both North Ist Street and 8t Avenue North and there would be
large windows on all sides of the development that maximize the opportunities for people to
observe adjacent spaces.

e The area between the building and the corner side property line will include amenities such
decorative pavement and landscaping.

e All on-site parking is located towards the interior of the site and within the building.

Principal entrances — Meets requirements

e The building is oriented so that the principal entrance faces the front property line along North |st
Street. There will also be individual unit entrances along both North Ist Street and 8t Avenue
North.

e The primary entrance will be articulated with two-story windows, a projecting metal canopy and
signage.

Visual interest — Meets requirements with Conditions of Approval

e The building walls provide architectural detail and contain windows in order to create visual
interest.

e The proposed building is approximately 284 feet long. Although the proposed building does not
occupy the entire block between North Ist Street and North 2nd Street, it does occupy the
majority of it. To break up the fagade along 8th Avenue North the building has been designed with
two stair towers that extend past the roof of the building which provide vertical expression along
this facade. In addition, two different colors of brick will be used to help break up the 8t Avenue
North fagade. The stair towers and the arrangement of the building materials help to break up the
building into different modules.

e There are no blank, uninterrupted walls exceeding 25 feet in length. Although the ground floor of
the building on the secondary fagades is solid, it has been designed to look like the rest of the
building with columns and recessed areas. On the west fagade the columns and recessed areas are
both brick and on the south facade the columns are brick and the recessed areas are rockface
concrete block. The recessed areas are recessed three inches or the depth of one brick from the
facades. On both the west and south facades the recessed areas do not align with the window bays
above. CPED is recommending that the recessed areas on the ground floor of the building on the
west fagade align with the window bays above.

Exterior materials — Meets requirements

e The building’s exterior would be constructed out of brick and metal panel. On the south fagade,
rockface concrete block is also being proposed as an exterior material on the first floor of the
building. Each elevation would comply with the City’s durability standards for exterior materials.
Please note that exterior material changes at a later date may require review by the Planning
Commission and an amendment to the site plan review.

¢ In addition, the application is consistent with the City’s policy of allowing no more than three
exterior materials per elevation, excluding windows, doors, and foundation materials.
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e Plain face concrete block is not proposed along any public streets, sidewalks, or adjacent to a
residence or office residence district.

e The exterior materials and appearance of the rear and side walls of the building are similar to and
compatible with the front of the building.

Windows - Requires alternative compliance

e For residential uses, the zoning code requires that no less than 20 percent of the walls on the first
floor, and no less than ten percent of the walls on each floor above the first that face a public
street, public sidewalk, public pathway, or on-site parking lot, shall be windows. The project is in
compliance with the minimum window requirement except on the first floor of the building facing
the on-site surface parking lot (see Table I). Alternative compliance is required.

¢ All windows are vertical in proportion and are evenly distributed along the building walls.

Table I. Percentage of Windows per Applicable Elevation

‘ Code Requirement Proposed
Residential Uses
I'st floor facing North I** Street | 20% minimum 189 sq. ft. 37% ‘ 348 sq. ft.
2nd floor and above facmgt North 0% minimum 118 sq. ft. More than 10%
It Street
st floor facing 8" Avenue North | 20% minimum 454 sq. ft. 26% ‘ 591 sq. ft.
H th
2nd floor and above facing 8 0% minimum 284 sq. ft. More than 10%
Avenue North
Ist floor facing on-site parking lot o o
(both south and west facades) 20% minimum 296 sq. ft. 0% 0 sq. ft.
2nd floor and above facing on-site
parking lot (both south and west | 10% minimum 148 sq. ft. More than 10%
fagades)

Ground floor active functions — Meets requirements
e The ground floor facing North |st Street contains 100 percent active functions and the ground floor
facing 8" Avenue North contains 87 percent active functions.
Roof line — Meets requirements

e The principal roof line of the building will be flat, which is similar to that of surrounding buildings.

Parking garages — Meets requirements

o All of the structured parking is located below ground or enclosed within the building.

ACCESS AND CIRCULATION

Pedestrian access — Meets requirements
e There are clear and well-lit walkways at least four feet in width connecting building entrances to
the adjacent public sidewalk and on-site parking facilities.
Transit access — Not applicable

¢ No transit shelters are proposed as part of this development.
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Vehicular access — Meets requirements

Vehicular access and circulation has been designed to minimize conflicts with pedestrian traffic and
with surrounding residential uses.

Access to the on-site parking would be from one curb cut located on 8 Avenue North.

There are no public alleys adjacent to the site.

Service vehicle access does not conflict with pedestrian traffic. The on-site loading space will be
located in the surface parking lot.

There is no maximum impervious surface requirement in the C3A Commercial Activity Center
District. According to the materials submitted by the applicant, 90 percent of the site will be
impervious, while 94 percent of the existing site is impervious.

LANDSCAPING AND SCREENING

General landscaping and screening — Meets requirements

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

At least 20 percent of the site not occupied by the building is landscaped. The applicant is
proposing approximately 3,425 square feet of landscaping on site, or approximately 30 percent of
the site not occupied by buildings (see Table 2).

The applicant is proposing at least one canopy tree per 500 square feet of the required landscaped
area, including all required landscaped yards. The tree requirement for the site is five and the
applicant is proposing a total of 21 trees.

The applicant is proposing at least one shrub per 100 square feet of the required landscaped area,
including all required landscaped yards. The shrub requirement for the site is 23 and the applicant is
proposing 49 shrubs.

The remainder of the required landscaped area is covered with turf grass, native grasses, perennial
flowering plants, vines, shrubs and other trees.

Table 2. Landscaping and Screening Requirements

Code Requirement Proposed
Lot Area -- 35917 sq. ft.
Building Footprint - 24,551 sq. ft.
Remaining Lot Area - 11,366 sq. ft.
Landscaping Required 2,273 sq. ft. 3,425 sq. ft.
Canopy Trees (1:500 sq. ft.) 5 trees 2| trees
Shrubs (1:100 sq. ft.) 23 shrubs 49 shrubs

Parking and loading landscaping and screening — Meets requirements with Conditions of Approval

While there is a surface parking lot on the site it is not fronting along a public street, public
sidewalk or public pathway or abutting or across an alley from a residence or office residence
district, or any permitted or conditional residential use, so the site in not subject to the screening
and landscaping requirements for parking areas per section 530.170. However, the area between
the proposed surface parking lot and the adjacent property has been landscaped per the
requirements of section 530.170.

The applicant is proposing to install a black vinyl coated chain link fence around the perimeter of
the surface parking lot. CPED is recommending that since the fence will be visible from North 2nd
Street that a decorative metal fence be installed in lieu of the black vinyl coated chain link fence.
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o All of the parking spaces are located within 50 feet of the center of an on-site deciduous tree.
e There are no tree islands located in the surface parking lot.

ADDITIONAL STANDARDS

Concrete curbs and wheel stops — Meets requirements

e The parking lot is defined by a six-inch by six-inch continuous concrete curb. However, the
concrete curb will be depressed in the southwest corner of the parking lot to allow stormwater
runoff to drain to an infiltration basin.

Site context — Meets requirements

e The development site is located in the St. Anthony Falls Historic District and is also located within
relatively close proximity to the Mississippi River and the Grand Rounds Scenic Byway. The
proposed building will change the way one views the surrounding historic resources but since the
building is separated from surrounding properties by public streets they will not be completely
blocked by the building. While the Mississippi River and the Grand Rounds Scenic Byway are
located a block of the proposed building, there are existing buildings that block views of this water
body and significant open space from this location. It should be noted that the intent of the finding
is to preserve public view corridors, not to preserve individual views from private developments.

e The applicant submitted a shadow study depicting shadowing impacts one-and-a-half hours after
sunrise, at noon and one-and-a-half hours before subset on the Spring and Fall equinox and on the
Summer and Winter solstice. The shadow studies indicate that the proposed building will cast
shadows on the residential properties to the east and west; however, the shadowing impacts do
not appear to be significant given the context of the area. The shadow study indicates that due to
the fact that the neighborhood is densely built-out, that during the periods of peak shadowing,
much of the surrounding vicinity is currently shadowed by existing buildings. In addition, staff is not
aware of any existing solar energy systems that would be affected by the proposed building.

e The building has been designed with recesses and projections and a canopy over the entryway
which should help minimize wind effects on the surrounding area.

Crime prevention through environmental design — Meets requirements

e The site plan complies with crime prevention design elements as the principal entrance and
individual ground floor unit entrances will be oriented towards the public sidewalks, walkways
direct people to and from the building entrances, there will be large windows on all sides of the
building that maximize the opportunities for people to observe adjacent spaces and the public
sidewalks and there will be lights located near all of the building entrances.

Historic preservation — Choose an item.

e The site is located in the St. Anthony Falls Historic District. On May 3, 2016, the Heritage
Preservation Commission (HPC) approved a Certificate of Appropriateness application to allow for
the construction of the proposed new residential building. On May 13, 2016, the HPC actions were
appealed. At the June 9, 2016, Zoning & Planning Committee meeting the committee members
denied the appeal. The Zoning & Planning Committee modified the original HPC actions by adding a
condition of approval requiring that the exterior materials used on 8" Avenue North and North
2nd Street be brick. The City Council adopted the Zoning & Planning Committee actions on June
17, 2016.
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2. Conformance with all applicable regulations of the zoning ordinance.

The proposed use is permitted in the C3A Commercial Activity Center District.

Off-street Parking and Loading — Requires variance(s)

e The applicant has applied for a variance to increase the maximum amount of parking on the site
from 1.7 to 1.77 spaces per unit.

Table 3. Vehicle Parking Requirements Per Use (Chapter 541)

- . Total with Maximum
Use Minimum Reductions Reductions Allowed Proposed
Residential 124 residential | Transit Incentives 68 residential 211 residential
a 222
Dwellings 2 guests (62) 2 guests 2 guests
126 (62) 70 213 222
Table 4. Bicycle Parking Requirements (Chapter 541)
Use Minimum Short-Term Long-Term Proposed
Residential Dwellings 62 -- Not less than 90% 200
62 - 56 200
Table 5. Loading Requirements (Chapter 541)
Loading Minimum
Use Requirement Requirement Proposed
Residential Dwellings | small space | small space | small space

Building Bulk and Height — Requires conditional use permit

e The applicant has applied for a conditional use permit to increase the height of the building from
the six stories or 84 feet to seven stories or 90 feet.

Table 6. Building Bulk and Height Requirements

Code Requirement Proposed
Lot Area - 35,917 sq. ft. / .82 acres
Gross Floor Area - 119,919 sq. ft.
Floor Area Ratio (Minimum) -- 3.34
Floor Area Ratio (Maximum) 4.0
Building Height (Maximum) 6 stories or 84 ft., whichever is less 7 stories or 90 ft.




Department of Community Planning and Economic Development

Lot Requirements — Meets requirements

BZZ-7636

Table 7. Lot Requirements Summary

Code Requirement Proposed
Dwelling Units (DU) - 124 DUs
Density (DU/acre) -- 151 DU/acre
Lot Area (Minimum) 5,000 sq. ft. 35917 sq. ft.
Impervious Surface Area (Maximum) Not applicable 90%
Lot Coverage (Maximum) Not applicable 68%
Lot Width (Maximum) 40 ft. 124 ft.

Yard Requirements — Requires variance(s)

e The applicant has applied for a variance to reduce the west interior side yard setback from the
required |5 feet to 10 feet for the building.

Table 8. Minimum Yard Requirements

c B r Overriding Total
Setback Zoning District R aGo T Proposed

Front Between | ft. 4 in

0 ft. -- 0 ft. .
(North [* Street) ¢ and 5 ft. 5 in.
Corner Side

0 ft. -- 0 ft. 0 ft.
(8" Avenue North)
Interior Side 15 ft. - 15 ft. 15 ft.
(South)
Interior Sid
aeerior Side 15 . - 15 ft. 10 ft.
(West)

Signs — Meets requirements

e Signs are subject to the requirements of Chapter 543, On-Premise Signs. In the C3A zoning district

there can be one-and-a-half square feet of signage for every one linear foot of primary building wall.
Wall signs are limited to 180 square feet in size. Projecting signs are limited to 48 square feet in
size. There is no height limitation for either wall signs or projecting signs. Freestanding monument
signs are limited to 80 square feet in size and can be no taller than 8 feet. However, a freestanding
monument sign shall not be allowed if the amount of signage exceeds one square foot of signage for
every one foot of primary building wall. The zoning code limits the number of freestanding signs on
a zoning lot to one.

The applicant is proposing to have one awning sign over the primary entrance to the building facing
North st Street and three projecting signs; one on North Ist Street and two on 8t Avenue North.
The sign over the primary entrance will be made up of individual metal numbers and letters and will
sit on top of the canopy. The sign will measure 30 square feet and will have an overall height of
12.5 feet. The blade signs will be rectangular in shape and also made out of metal. They will each be
I8 square feet in size and will have an overall height of 14 feet.

Screening of Mechanical Equipment — Meets requirements

e There will be HYAC vents incorporated into the windows in the two central bays on the North |st

Street facade. The vents will be concealed by grilles that serve as spandrels below the windows. On
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the 8h Avenue North fagade, grilles concealing the HVAC vents will be vertical, adjacent to the
windows, and matching the height of the windows. On the opposite side of the building, which
overlooks a remaining surface parking lot, the HVAC vents will be visible. This is a secondary
facade and is set back from the property line approximately 43 feet. The vent grilles will match the
color of the metal panels. There will be no vents on the west facade.

e There will be mechanical equipment located on the roof of the building. The mechanical equipment
will be located within the building.

e There will also be mechanical equipment located on the ground in the southwest corner of the
surface parking lot. The applicant is proposing to screen the mechanical equipment with landscaping
and a fence.

Refuse Screening — Meets requirements

e All refuse and recycling storage containers will be located within the building.

Lighting — Meets requirements with Conditions of Approval

¢ A lighting plan showing footcandles was not submitted as part of the application materials. CPED is
recommending that the final lighting plan conform to the standards of Chapter 535, Regulations of
General Applicability.

Fences — Meets requirements with Conditions of Approval

e The applicant is proposing to install a black vinyl coated chain link fence around the perimeter of
the surface parking lot. CPED is recommending that since the fence will be visible from North 2nd
Street that a decorative metal fence be installed in lieu of the black vinyl coated chain link fence.

Specific Development Standards — Not applicable

DH Downtown Height Overlay District Standards — Requires conditional use permit

e The applicant has applied for a conditional use permit to increase the height of the building from
the six stories or 84 feet to seven stories or 90 feet.

DP Downtown Parking Overlay District Standards — Requires conditional use permit

e The applicant has applied for a conditional use permit to allow a surface parking lot located in the
DP Downtown Parking Overlay District.

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

The Minneapolis Plan for Sustainable Growth identifies the site as Mixed Use on the future land use map.
The proposed development is consistent with the following principles and policies outlined in the
comprehensive plan:

Urban Design Policy 10.1: Promote building designs and heights that enhance and
complement the image and form of the Downtown skyline, provide transition to the
edges of Downtown and protect the scale and quality in areas of distinctive physical or
historical character.

10.1.2  Building placement should preserve and enhance public view corridors that focus
attention on natural or built features, such as landmark buildings, significant open
spaces or water bodies.

10.1.3  Building placement should allow light and air into the site and surrounding properties.
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Urban Design Policy 10.5: Support the development of multi-family residential
dwellings of appropriate form and scale.

10.5.3  Large-scale, high-rise, multi-family residential development is more appropriate in the
Downtown Minneapolis Growth Center.

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.

1042  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.

10.5.3  Large-scale, high-rise, multi-family residential development is more appropriate in the
Downtown Minneapolis Growth Center.

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.

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.

CPED finds that the proposed development is in conformance with the above policies of The Minneapolis
Plan for Sustainable Growth.

4. Conformance with applicable development plans or objectives adopted by the City Council.

The North Loop Small Area Plan was adopted by the City Council in April of 2010. The plan divides the
neighborhood into different land use districts. The site is located in the residential enclave district. The
plan says that there are limited opportunities for new large-scale development in this district but if there
is development it should maintain the residential character of the area. The plan also says that new
projects should maintain and enhance the district’s historic character. The proposed development is in
conformance with these recommendations.



Department of Community Planning and Economic Development
BZZ-7636

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:

e Minimum windows. The project is in compliance with the minimum window requirement except
on the first floor of the building facing the on-site surface parking lot. There are no windows on the
ground floor of the building facing the on-site surface parking lot. The applicant has indicated that
due to the location of the enclosed parking these walls have been designed without windows. Since
the building has a window requirement on all four sides, CPED is recommending that alternative
compliance be granted to allow no windows on the first floor of the building facing the on-site
surface parking lot.

RECOMMENDATIONS \

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt staff findings for the applications by Curt Gunsbury for the property located
at 721 North Ist Street:

A. Conditional Use Permit to increase the height of the building.

Recommended motion: Approve the application to increase the height of the building from 6
stories/84 feet to 7 stories/90 feet, subject to the following conditions:

I.  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.

B. Conditional Use Permit to allow a surface parking lot in the DP Downtown Parking
Overlay District.

Recommended motion: Approve the application for a surface parking lot located in the DP
Downtown Parking Overlay District, subject to the following conditions:

I.  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. There shall be no more than 20 parking spaces located in the surface parking lot.
C. Variance of the interior side yard setback.

Recommended motion: Approve the application to reduce the west interior side yard setback
from the required 15 feet to 10 feet for the building.

D. Variance of the maximum parking requirement.

Recommended motion: Approve the application to increase the maximum amount of parking
on the site from 1.7 to |.77 spaces per unit.

E. Site Plan Review for a new commercial building.

Recommended motion: Approve the application for a new |24-unit residential building, subject
to the following conditions:



Department of Community Planning and Economic Development
BZZ-7636

I.  All site improvements shall be completed by May 23, 2018, unless extended by the Zoning
Administrator, or the permit may be revoked for non-compliance.

I. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans
before building permits may be issued.

2. The recessed areas on the ground floor of the building on the west fagade shall align with
the window bays above.

3. A decorative metal fence shall be installed around the perimeter of the surface parking lot in
lieu of the black vinyl coated chain link fence.

4. The final lighting plan shall conform to the standards of Chapter 535, Regulations of General
Applicability.

ATTACHMENTS |

PDR report
Written description and findings submitted by applicant
Travel Demand Management Plan
Zoning map
Site survey
Civil plans
Landscaping plan
Architectural floor plans and elevations
Renderings
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. Shadow study

. Context study
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Minneapolis Development Review
250 South 4™ Street

Room 300

Minneapolis, MN 55415

Preliminary Development Review Report

Development Coordinator Assigned: DONALD ZART
(612) 673-5645
don.zart@minneapolismn.gov

Status * Tracking Number: PDR 1001410
RESUBMISSION Applicant: SOLHEM COMPANIES
REQUIRED 3021 HOLMES AVE, SUITE 101
MINNEAPOLIS, MN 55408
Site Address: 721 1STSTN
Date Submitted: 17-FEB-2016
Date Reviewed: 26-FEB-2016
Purpose

The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their
proposed development. City personnel, who specialize in various disciplines, review site plans to identify issues
and provide feedback to the Customers to assist them in developing their final site plans.

The City of Minneapolis encourages the use of green building techniques. For additional information please check
out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp.

DISCLAIMER: The information in this review is based solely on the preliminary site plan submitted. The
comments contained in this report are preliminary ONLY and are subject to modification.

Project Scope
Proposed construction of a 6 story, 124 unit apartment building with 228 parking stalls.

Review Findings (by Discipline)

Q Zoning - Planning

Break our landscaping schedule for on-site and ROW.

Dimension parking spaces.

Provide parking counts on each plan sheet where they are located.
Provide fence details.

Q Business Licensing
e The proposed building will not require a Business License.

*Approved: You may continue to the next phase of developing your project.
*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved.
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Q Addressing

The proposed addresses for the project will be as follows:

Apartment lobby entrance - 721 1st St N

The two loft studio apartments along First Street -- 715 and 717 1st St N

The five apartments on 8th Ave N, starting from the one closest to the corner of 1st Street & 8th Ave will be
107, 109, 115, 117 & 119 8th Ave N.

Per City of Minneapolis Street Naming and Address Standard VV1.22, the City of Minneapolis holds authority
for assignment of all addresses, verification, change, and/or additions. Contact Development Coordinator for
new address assignment. Each assigned address number uses the street that provides the best/direct access for
life safety equipment and best/direct access to the occupants.

When assigning suite sequences the following guidelines are as follows:

« The first one to two digits of the suite sequence humber will designate the floor number of the
site.

« The last two digits of the suite sequence number will designate the unique 1D for the unit (condo,
suite, unit, or apartment).

« Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not
common areas. For example, laundry rooms, saunas, workout rooms, etc., would not be assigned
numbers.

« Please provide each condo, suite, unit or apartment number.

This building is also considered to have a parking ramp per MCO Chapter 108. As such, within 5 years of the
date of the certificate of occupancy being issued, the parking ramp will be required to have annual inspections
and apply for a Ramp Operating Certificate.

a Parks - Forestry

Contact Craig Pinkalla (cpinkalla@minneapolisparks.org), Telephone (612)-499-9233 regarding removal or
protection of trees during construction in the city right of way.
4" boulevard on 8th Av. Only approved for small selections with mature ht. <25'.
Require diversity component on 8th ave. minimum (2) genera
3'6" boulevard on 1st St. not wide enough for tree planting. Min. Is 4' and then only for small selections
with mature ht. <25'.
Overrepresented Genera - North Loop*

o EIm-29%

« Maple - 14%

« *do not include in revised tree planting plant
Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted
an update to the existing Parkland Dedication Ordinance.
The adopted City of Minneapolis Parkland Dedication ordinance is located in Section 598.340 of the City's
Land Subdivision ordinance:
http://library.municode.com/index.aspx?clientld=11490
As adopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded
per ordinance) and for commercial and industrial development it is $202.80 per development employee (as
defined in ordinance). Any dedication fee (if required) must be paid at the time of building permit issuance.
There is also an administration fee that is 5% of the calculated park dedication fee.
As proposed, for your project at 721 1st St N, the calculated dedication fee is as follows:

e Residential - 124 x $1521 = $181,604
e Administrative Fee - Capped at $1,000 = $ 1,000
e Total = $182,604

This is a preliminary calculation based on your current proposal; a final calculation will be made at the time
of building permit submittal.
For further information, please contact Don Zart at (612)673-2726

PDR Report ver 3.0 (PDRR1.doc) 2
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Q Right of Way

The site plan does indicate the location of a proposed electric utility transformer; it is recommended that the
Applicant continue discussions with Xcel Energy in order to confirm electric utility and transformer locations
on the site plan. It should not be assumed that the City will approve any proposed transformer location in the
Public right-of-way.

An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as:
plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks
and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised
landings, retaining walls, access ramps, and railings (NOTE: railings may not extend into the sidewalk
pedestrian area). Please contact Bob Boblett at (612) 673-2428 for further information.

Note to the Applicant: Any elements of an earth retention system and related operations (such as construction
crane boom swings) that fall within the Public right-of-way will require an encroachment permit application.
If there are to be any earth retention systems which will extend outside the property line of the development
then a plan must be submitted showing details of the system. All such elements shall be removed from the
Public right-of-way following construction with the exception of tie-backs which may remain but must be
uncoupled and de-tensioned. Please contact Bob Boblett at (612) 673-2428 for further information.

In addition, any elements of an earth retention system and related excavations that fall within the Public right-
of-way will require a "Right-of-Way Excavation Permit". This permit is typically issued to the General
Contractor just prior to the start of construction. However, it is the Applicant's responsibility to insure that all
required permits have been acquired by its consultants, contractors, sub-contractor's prior to the start of work.
Note to the Applicant: The site plan proposes building in close proximity to the Bassett Creek Tunnel; it may
be necessary for the Applicant to request a vacation of certain easement rights that exist for the Tunnel; please
contact Bob Boblett at (612) 673-2428 for further information.

O Construction Code Services

Indoor parking is shown for 208 stalls and outside parking is shown for 20 stalls per the table provided on
sheet Al.1c. | note that this does not match the counted spaces. The required accessible parking spaces are
calculated per 2015 MN Accessibility Code, MN Rules 1341 section 1106.1. "Where parking is provided,
accessible parking spaces shall be provided in compliance with Table 1106.1, except as required by Section
1106.2 through 1106.4. Where more than one parking facility is provided on a site, the number of parking
spaces required to be accessible shall be calculated separately for each parking facility." 201 to 300 spaces
requires 7 accessible spaces and 1 to 25 spaces requires 1 space. Section 1106.2 would allow group R-2
apartments to have 2% accessible spaces or 5 spaces in the garage and 1 outside space plus 1 covered parking
space for a total of 7 spaces. Section 1106.5 would require interior and exterior van spaces for each type of
parking. The indoor space would require 7 foot minimum headroom per 1106.5.

Insure that recycling space per MN Rules 1303.1500 is identified on final submission plans with proper
location per Subp. 2.

Exterior openings near a side lot line must be within allowances of IBC table 705.8. A calculation shown on
final submittal is helpful for speeding up plan review time.

Q Water

All existing and proposed underground Public Utilities (water, sanitary sewer, and storm drain) shall be
shown on the site plan with corresponding pipe sizes and types. For Public watermain infrastructure records
call (612) 673-2865. Any existing connections not in use shall be noted on the plans for removal, and shall be
removed per the requirements of the Utility Connections Department, call (612) 673-2451 for more
information.

Meters shall be set at the point where the service line enters the building and shall be set in a location where it
is easily assessable. Domestic service lines larger than three inches require a Bypass Assembly (see
attachment). Please contact Rock Rogers at (612) 673-2286, to review domestic and fire service design,
connections, and sizes.

PDR Report ver 3.0 (PDRR1.doc) 3
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O Sidewalk

e The Project streetscape shall be designed in accordance with the Access Minneapolis design guidelines; see
http://www.ci.minneapolis.mn.us/publicworks/transplan/index.htm for further information. Specifically, the
pedestrian zone is of concern, a minimum 6'-0" clear zone (un-obstructed) sidewalk shall be maintained for
the length of any block in a straight line (the clear pedestrian zone cannot "jog" around planters and tree
grates). Locations for site furniture, tree grates, planters and other proposed design elements that fall within
the Public right-of-way shall be modified to provide for the required pedestrian clear zone space.

e All proposed trees in the Public right-of-way are subject to the review and approval of the Minneapolis Park
Board. Please contact Craig Pinkalla at (612) 499-9233 to discuss tree species selection, planting method,
spacing and locations. Tree planting details shall be included in the plans. For all trees proposed in
"hardscape environments" within the Public right-of-way, the Applicant shall provide engineered/structured
soil in the form of a tree trench or tree pit for all proposed street trees. Sidewalk layouts and landscaping in
the Public right-of-way shall follow established design standards; refer to the following: City of Minneapolis
Urban Forest Policy
(http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_282934.pdf)

e The proposed sidewalks along 1st St. N. and 8th Ave. N. shall provide a minimum 6'-0" clear zone (un-
obstructed) sidewalk. The available right-of-way along 1st St. N. is not wide enough to accommaodate a full
sidewalk and landscaped boulevard as shown (a minimum of 5.5' of boulevard is necessary for landscaping
and trees). The available right-of-way along 8th Ave. N. may accommodate a full sidewalk and landscaped
boulevard with the approval of the Minneapolis Park Board; please contact Craig Pinkalla at (612) 499-9233
to discuss further.

e Bicycle parking is depicted on NW elevation shows wave style bicycle racks along the 8th Ave N facade;
planting spaces 8th Ave. N. would appear to be too narrow to park a bicycle perpendicular to the facade/curb
line. Bicycle racks in this location should accommaodate bicycles to be parked parallel to the curb line/fagade
to avoid encroachment upon the pedestrian through walk area. Contact Paul Cao at (612) 673-2943 for
position and alignment of bike racks proposed in the Public right-of-way. If the racks are privately owned,
they will require an encroachment permit.

e Note to the Applicant: Any currently defective sidewalks or other concrete infrastructure within the public
right of way, or any concrete infrastructure damaged during construction, must be removed and replaced.

Q Fire Safety

e Provide required fire suppression system throughout building.

e Fire department connection must be located on the address side of building and within 150 feet of a fire
hydrant.

e Provide required fire alarm system throughout building.

e Provide and maintain fire apparatus access at all times.

QO Street Design

o All driveway aprons shall be designed and constructed to City standards. All driveway aprons shall be shown
graphically correct on all related plan sheets. On Sheet C5.0, replace ROAD-2003 with revised standard plate
ROAD-2003-R1. Please refer to the following: http://www.minneapolismn.gov/publicworks/plates/public-
works_road.

Q Traffic and Parking

e The nature of the proposed development is such that traffic impacts will be an issue; please contact Allan
Klugman at (612) 673-2743 to discuss the requirements of a Travel Demand Management Plan (TDMP).

e Current ordinance states that all maneuvers associated with loading, parking or sanitation pick up for a private
development shall occur on private property. Please provide a narrative explaining the trash removal
operations and show turning maneuvers for all truck type vehicles that will be using the parking entrance
areas. Per City Ordinance the Applicant shall provide for (and identify) a solid waste collection point

PDR Report ver 3.0 (PDRR1.doc) 4
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(SWCP) on the site plans. The location of the SWCP is subject to the review and approval of the Public
Works Department.

All street lighting (existing and proposed) shall be shown clearly on the site plan. Prior to site plan approval,
the Applicant shall contact Joseph Laurin at 612-673-5987 to determine street lighting requirements. Note: If
decorative street lighting exists on the proposed site it must be preserved or replaced at existing levels. Per
the City of Minneapolis Street Lighting Policy, street lighting will be strongly encouraged in areas
immediately adjacent to existing lighting systems, in high density areas and along major pedestrian corridors
and business nodes as identified in the Minneapolis Street Lighting Policy.

Note to the Applicant: In addition to the various required construction permits, impacts to existing street
lighting systems (including installation of new street lights) will require the Applicant and respective
Contractors to enter into a separate Right-of-Way Excavation Permit (including Testing and Inspection
requirements) with the Public Works Department, for further information regarding this permit please
coordinate with Paul Miller at (612) 673-3603.

Note to the Applicant: The construction of this development will likely require the use of Public right-of-way
(roadway and sidewalks) for construction purposes. A request for an estimate of street use and obstruction
permit fees can be made to the City's Traffic Department; please contact Scott Kramer at (612) 673-2383 for
further information.

Note to the Applicant: Please add the following notes to the site plan:

. Street lighting installed as part of the Project shall be inspected by the City. Contractors shall
arrange for inspections with the Traffic Department, please contact Dave Prehall at (612) 673-
5759 for further information. Any lighting installations not meeting City specifications will be
required to be reinstalled at Owner expense.

« An obstruction permit is required anytime construction work is performed in the Public right-of-
way. Please contact Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane
closures. Log on to http://minneapolis.mn.roway.net/ for a permit.

« Contact Allan Klugman at (612) 673-2743 prior to construction for the temporary
removal/temporary relocation of any City of Min

Q Historical Preservation Committee

There is no preservation flag on this property. Preservation review not required.

Q Environmental Health

The location was the located in an area where Burlington Northern and Pacific Northern Railroads both had
yard operations. It is likely during excavation that fil, debris and possible impacted soils from these historical
operations may be encountered. It is recommended the project consider enter the Minnesota Pollution Control
Agency Voluntary Investigation and Cleanup program. If impacted soil is encountered during site activities
work will need to stop and notification provided to the MN State Duty officer at (651) 649-5451.

If dewatering is required during site construction see below for city permit requirements. The scope of work
calls for underground parking. The highest groundwater level expected for this site should be determined and
used in establishing the lowest level for underground parking. The underground parking and other subgrade
structures should be designed to prevent infiltration of groundwater without the need for a permanent
dewatering system being installed. If a continuously operating permanent dewatering system is needed it must
be approved as part of the sanitary sewer and storm drain site plan approval prior to construction beginning.
No construction, demolition or commercial power maintenance equipment shall be operated within the city
between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and
state and federal holidays, except under permit. Contact Environmental Services at 612-673-3867 for permit
information.

Permits and approval are required from Environmental Services for the following activities: Temporary
storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and
discharge of accumulated storm water or ground water, underground or aboveground tank installation or
removal, well construction or sealing. Contact Tom Frame at 612-673-5807 for permit applications and
approvals.

PDR Report ver 3.0 (PDRR1.doc) 5



Minneapolis Development Review Tracking Number: PDR 1001410

e Areview of the project, permits issued and an inspection from Environmental Service for identification of
equipment and site operations that require annual registration with the City of Minneapolis will occur for this
project.

O Sewer Design

Groundwater:

o Please indicate if discharge of groundwater is proposed and provide a copy of any geotechnical reports for the
site. If discharge of groundwater to the City storm or sanitary sewer system will be necessary in order to keep
the below grade areas dry, this should be identified and proposed for review. Discharge of groundwater will
not be allowed unless quantified, reviewed and approved by the City.

Stormwater Management:

o Further review of the location of the proposed infiltration basin will be necessary once the location of the
Bassett's Creek Tunnel has been clarified.

Utility Connections:

e Itis preferred that the sanitary sewer connection be made at the existing manhole upstream of the current
proposed connection location. Please evaluate if this is feasible, if not please contact Jeremy Strehlo, 612-
673-3973, for further requirements for the proposed connection directly to the main.

e It appears that a private storm sewer from the adjacent property is crossing over this site and a connection to it
is proposed. Private easements and/or agreements will be necessary for this condition, and will need to be
recorded with the County. Please provide copies of these easements/and or agreements.

Utility:

e The location of the Bassett's Creek Tunnel should be accurately shown on the plan sheets.

e It must be adequately demonstrated that structural loading on the tunnel will not occur due to the proposed
improvements. Please provide a report from a structural engineer documenting this.

e The site plans do not adequately depict the relationship between the proposed building and the existing
Bassett's Creek Tunnel; foundation details including cross-sections shall be provided in order to adequately
evaluate the impact of the proposed building on the Tunnel structure.

e It must be demonstrated that the City will be able to maintain the Bassett's Creek Tunnel with the proposed
improvements in place. This would include being able repair/replace a portion of the tunnel in the event of a
significant failure. It is requested that it be demonstrated that an excavation 10" wider than the outside edge of
the tunnel, at its invert, be able to be accommodated with the proposed improvements. This would include no
footings or foundations in this zone or risk of de-stabilizing footings or foundations.

e Water from the Mississippi River backs up into Bassett's Creek Tunnel past this location when the elevation
of the river rises. It should be adequately evaluated and demonstrated that water in the tunnel will not have
negative impacts on the proposed improvements.

o Please identify the invert elevations of the City storm and sanitary sewers adjacent to the property.

Non Stormwater Discharges:

o Detail all mechanical and non-stormwater discharges. Non-stormwater discharges are not permitted unless
approved by the City of Minneapolis. Non-stormwater discharges not declared and approved will not be
permitted. If there currently are none and nothing is proposed declare this status on the plans.

For comments or questions on Public Works Surface Water & Sewers Division related requirements please
contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov

END OF REPORT
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April 22, 2016

Hilary Dvorak

Principal City Planner, City of Minneapolis

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

Minneapolis, MN 55415

Dear Ms. Dvorak:

Please find enclosed the summary for our proposed multifamily development at 721 1st Street
North, and a description of requested variances and conditional use permit.

Project Description:
721 First Street North, Minneapolis, Minnesota

We are proposing a 124 unit multifamily building consisting of six stories and approximately
198,599 square feet. The new building will be constructed on the site of an existing parking lot.
We are expecting to break ground in July of 2016 and complete construction in the summer of
2017.

The existing site:

The proposed project is located at 721 First Street North. This site is in the North Loop
neighborhood, Council Ward 3, and part of the St. Anthony Historic District. The site is zoned
C3A and made up of one lot. The existing neighborhood is transitioning from industrial to
residential and commercial uses; there are presently many residential properties near this site
including several new construction projects and several historic rehabilitation projects. The
proposed project will replace an existing asphalt parking lot. The combined site is 35,917 square
feet (.825 acres). The existing pavement will be removed for construction of the proposed
building.

The proposed building:

The proposed building is a 6-story, 124 unit, market rate apartment building, with one and a half
stories of above ground parking and two stories of underground parking. The total gross
proposed building square footage is 193,599. There will be 222 parking stalls in the project, a
portion of which will replace the lost parking for the office building across the street. The parking
ratio for the building is 1.79. The FAR for the building is 3.3. The six-story building will be
constructed of wood framing and concrete.

Proposed architectural details of the new building:

The building height and street front elevation will imitate and complement the scale and massing
of the nearby late nineteenth and early twentieth-century warehouse buildings in the vicinity. The
ratio of total building height, and total building volume to the site, is similar to many of the iconic
warehouse buildings that define the Warehouse Historic District and the St. Anthony Historic
District. The active-use first floor and mezzanine will appear as a one-story base that creates a
street front presence similar to that of the neighboring buildings. This area of the building will
use a regularly-patterned window system surrounded by brick. The upper floors of the building
will be clad in brick and metal panels within an articulated facade. The building structure follows

Solhem Companies 701 N 2" St #107 Minneapolis Minnesota 55401



the historic typology of warehouses throughout the district where the structural frame takes
prominence on the exterior. The structure and in-filled skin will be clad in brick, concrete, metal,
and glass - durable traditional materials found throughout the neighborhood. The rooftop holds
mechanical systems and an elevator lobby area for the rooftop patio, which will step back
significantly from the 1% Street facade.

Proposed site work:

The site is approximately 35,917 square feet. The first floor footprint of the proposed building is
approximately 24,551 square feet. The building will have a public entrance off of First Street
North. The building will have a parking entrance off of 8" Avenue North, and the existing curb
cut will be eliminated on First Street North. Landscaping will be consistent with other buildings in
the North Loop and include boulevard trees, boulevard plantings, and a wide pedestrian-friendly
sidewalk.

Proposed variances and CUP's:

The project will require a variance for number of parking spaces since the parking ratio is 1.79
stalls per unit. The project will require a variance for sideyard setback, reducing the allowed
setback from 15’ to 10’. The project will require a conditional use permit for a height of 90’ for
elevator overrun. The site will require a conditional use permit for surface parking. The project
will require site plan review.

We are seeking conditional use permits and variances in order to develop this site in a manner
consistent with long-range planning and historic guidelines for the city and neighborhood. We
share a common goal with the neighborhood in that we intend to create a project that is
thoughtfully laid out, visually appealing, and respectful of historic district guidelines.

The building will use high quality, long-lasting materials typically found in the neighborhood:
brick, metal, glass, and concrete.

Our previous developments have met many LEED requirements and include the first LEED Gold
apartment building in the city. 721 N 1% St will be built to a similarly high sustainability standard
as our previous projects.

The streetscape landscaping, transparent first floor, and strong street presence will provide an
inviting pedestrian experience and greatly enhance the public realm along 1st Street North and
8" Avenue North.

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

Sincerely,

Cunt (3~

Curt Gunsbury



Request for Conditional Use Permits:

Requirement:
The Downtown Overlay District of C3A allows for 6 stories or 84 feet.
The Downtown Parking Overlay does not allow surface parking lots.

Requested Conditional Use Permit:
Conditional use permit for 6 stories or 90 feet.
Surface parking lot in the Downtown Parking Overlay.

Statement Addressing Required Findings for Conditional Use Permit for Height:

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 building is a residential use. The safety and general welfare of both residents
and passersby are of the highest priority. The building is designed to provide “eyes on the
street,” with active spaces fronting First Street. The new building will provide a significant
improvement to the public safety and general welfare along First Street North over the
existing uses— a vacant parking lot. The new building will be 75 feet tall, with two stairwells
reaching to 84 feet and an elevator overrun reaching 90 feet. The building is primarily well
below the allowed 84 feet height limit. The additional height will not be detrimental to or
endanger the public health, safety, comfort or general welfare. The additional height will be
in a small area of the rooftop housing the elevator lobby and stairwells.

The new building will provide on-site, secured, enclosed parking, including approximately 70
stalls for the historic office building across the street. The curb cut along First Street will be
eliminated, increasing pedestrian safety. The new parking configuration will be an
improvement over the existing surface lot, and will protect both neighbors and residents
from the noise and visual impact of the existing surface parking lot.

The building design incorporates boulevard plantings and green walls along the side yard, as
well as swales to accommodate runoff water. These watershed best management
environmental practices will reduce storm water runoff and heat island effects while
providing a welcoming presence and increased comfort to the public realm.

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 building will not adversely affect neighbors’ ability to use and enjoy their property, nor
will it prevent neighboring properties from being developed or improved in an orderly
manner. This building will be of similar scale to other buildings in the North Loop and of
somewhat smaller scale than many recently approved new construction projects in the
North Loop. The street front height is similar to neighbors along First Street.

Development of the building will add to the vitality of the neighborhood. In addition,
development of the building will add density and curb appeal to First Street, which may be a
catalyst for development and improvement of the other vacant parking lots on the street.



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

The proposed project is being developed as a long-term investment in the neighborhood. It
in both the owner’s and the public’s best interest to provide utilities, access and facilities
that will provide for a durable building well suited to long-term uses. Our civil engineers
have made recommendations regarding how to best provide utilities. Plans have already
been preliminarily reviewed by the city’s plan development review (PDR) process and
suggestions and alterations recommended by PDR have been incorporated in this design.

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

The project will not add to traffic congestion in the city’s streets. An added residential use
for 124 apartments will have minimal added impact on traffic and, given its proximity to
commercial districts, local employers, and mass transit, will encourage alternate modes of
transportation and increased pedestrian activity.

There will be over 200 bike parking spots to encourage bicycle use. Parking spaces are
available on site for 222 cars allowing for adequate parking for residents and office tenants,
and reducing pressure for on street parking, a key concern of the neighborhood. The
increase in height will have no effect on traffic congestion or public streets.

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

The project is consistent with the applicable policies of the comprehensive plan. We have
worked with the North Loop Neighborhood Association to address concerns about street
parking, public access to the river, lighting, and boulevard plantings that serve the long-term
plans of the neighborhood.

The base of the building has been designed to create a friendly, welcoming streetscape
along First Street North, incorporating glass in the fagcade, an awning canopy at the building
entry, and high-quality lighting and landscaping. Increased pedestrian activity and the
addition of new residents matches the city’s goal to increase pedestrian population and
activity in and around commercial corridors.

Residential buildings are permitted uses in the C3A Zoning district. The project has been
designed in order to fit into the neighborhood and adhere to the St. Anthony Falls Historic
District Design Guidelines.

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

The proposed project conforms to all other regulations of C3A zoning except for parking and
side yard setback, each of which will be addressed below.

Additional findings if applying for an increase in maximum height.

1) Access to light and air of surrounding properties or significant public spaces.
The first story of the building shares a base massing with the tall 1% floor commercial
spaces of neighboring historic buildings. The first floor is being used for common areas

and two-story walk up units along First Street and two-story walk ups along 8" Avenue.
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The middle 4 stories of the proposed project match the scale of historic and new
buildings along the street. The sixth story of the building is 1’ taller than the lower stories
of the building, creating a strong “top” for the building. The front building face along
First Street creates a street mass in harmony with the historic buildings across the
street. The building face along 8™ Avenue has a more modern fagade that juxtaposes
with the more modern face of the neighboring Star Tribune printing plant. Along 2™
Street the fagade is brick and re-creates a historic typology that bookends the building.
The rooftop access is stepped back so as to not be visible from the street. It references
many other penthouses on flat rooftops common throughout the district. The setbacks
incorporated in the design at the interior side yards allow for pedestrian accessibility and
the preservation of light and air around the building.

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

The shadow study indicates no significant impact on residential spaces. There are not
significant public spaces or existing solar energy systems nearby. Winter ground
shadowing occurs to the North over First Street and 8™ Avenue. The additional 6 feet of
the rooftop access areas contribute minimally to the overall shadow profile.

3) The scale and character of surrounding uses.

The scale and character of neighboring buildings, both new and historic, are similar to
the proposed building, ranging in height up to 10 stories. Nearby in the North Loop
neighborhood there are many significant historic buildings that range in height from 80 -
115 feet. For example, 701 Washington is 82 feet and Tractor Works is 115 feet. Other
nearby new construction ranges from 77 — 102 feet. Lindsay Lofts is 87 feet, Rock Island
is 98 feet, and Heritage Landing is 99 feet. The neighboring Itasca Building is 79’ tall
with penthouses reaching 100’. Our building is proposed to be 90 feet at our set back
elevator overrun. But the habitable area of our building is only 75 feet tall. This height fits
comfortably within the scale and character of the surrounding neighborhood.

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

Views of the proposed building are blocked by trees and other structures from landmark
buildings, open spaces and water bodies. Per our historical consultant and
documentation submitted in the HPC application, the project will protect the integrity of
the historic district.

Statement Addressing Required Findings for Conditional Use Permit for Downtown
Parking Overlay:

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 surface parking area serves the proposed residential use and existing
commercial use. The existing surface parking lot with 125 stalls is being removed and
replaced with a residential building and a new surface parking lot with 20 stalls. The safety
and general welfare of both residents and passersby are of the highest priority. The surface
lot will be landscaped and screened from public view. The new building will provide a
significant improvement to the public safety and general welfare along First Street North
over the existing vacant parking lot. The surface lot will be in an area that lies on top of the



Basset Creek Tunnel and will allow for permanent access to the tunnel for city maintenance
crews. The surface lot will not be detrimental to or endanger the public health, safety,
comfort or general welfare and will lie in an area out of view of the public.

The surface lot incorporates plantings and swales to accommodate runoff water. These
watershed best management environmental practices will reduce storm water runoff and
heat island effects while providing a welcoming presence and increased comfort to the
public realm.

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 surface lot will not adversely affect neighbors’ ability to use and enjoy their property, nor
will it prevent neighboring properties from being developed or improved in an orderly
manner. The proposed surface lot will abut other existing surface lots and allow for greater
air space for any future neighboring development.

Development of the building associated with the surface lot will add to the vitality of the
neighborhood. In addition, development of the building will add density and curb appeal to
First Street, which may be a catalyst for development and improvement of the other vacant
parking lots on the street.

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

The proposed project is being developed as a long-term investment in the neighborhood. It
in both the owner’s and the public’s best interest to provide utilities, access and facilities
that will provide for a durable building well suited to long-term uses. Our civil engineers
have made recommendations regarding how to best provide utilities. Plans have already
been preliminarily reviewed by the city’s plan development review (PDR) process and
suggestions and alterations recommended by PDR have been incorporated in this design.

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

The surface lot will not add to traffic congestion in the city’s streets. An added residential
use for 124 apartments will have minimal added impact on traffic and, given its proximity to
commercial districts, local employers, and mass transit, will encourage alternate modes of
transportation and increased pedestrian activity.

There will be over 200 bike parking spots in the enclosed parking ramp to encourage bicycle
use. Parking spaces are available on site for 222 cars allowing for adequate parking for
residents and office tenants, and reducing pressure for on street parking, a key concern of
the neighborhood.

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

The project is consistent with the applicable policies of the comprehensive plan. We have
worked with the North Loop Neighborhood Association to address concerns about street
parking, public access to the river, lighting, and boulevard plantings that serve the long-term
plans of the neighborhood. Increased pedestrian activity and the addition of new residents
matches the city’s goal to increase pedestrian population and activity in and around
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commercial corridors. Residential buildings are permitted uses in the C3A Zoning district.
The project has been designed in order to fit into the neighborhood and adhere to the St.
Anthony Falls Historic District Design Guidelines.

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

The proposed surface lot conforms to all other regulations of C3A zoning except for parking
count and side yard setback, each of which will be addressed below.



Request for Variances:

1) Variances to increase parking count
a) from 1.7 stalls per unit to 1.79 stalls per unit, an increase of 12 parking stalls

Requirement:
The current allowed parking count is 210. The current allowed compact count is
25%.

Relevant Findings:

The extra parking count of 12 stalls is required to accommodate an existing
parking easement that benefits the office building across the street. Current
parking load on the parking lot is 125 stalls. The combined proposed parking for
the new building is 222 stalls. This will allow for approximately 152 stalls for 124
residential units and 70 stalls for the office building. It is reasonable to request
12 extra stalls in this project in order to accommodate the existing parking
easement for the office building.

(i) Practical difficulties exist due to 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 site has an existing easement for parking benefiting the neighboring office
building. The site also abuts and includes the Bassett Creek tunnel,
complicating all construction plans for the building. The prescribed parking
would not allow for appropriate development of the property due to the existing
easements.

(iii) 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.

Multi-family is a reasonable use of this property that is supported by the
proposed zoning and the comprehensive plan.

(iii) 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.

Granting of the variance will support the intent of the St. Anthony Historic
District Design Guidelines, while enhancing the Minneapolis comprehensive plan
and North Loop Small Area Plan goals to redevelop sites like this into well-
crafted additions to the urban fabric. The new building will enhance the public
welfare by bringing life and activity to the street.

2) Variance to decrease side yard setback

a) decrease from 15’ to 10’



Requirement:

The current allowed setback is 15°.

Relevant Findings:

(i)

(ii)

(iii)

The decreased setback of 10’ is required to allow for added fenestration along
the southwest fagade of the building. This fenestration will create a more
complete bookend on the building as it faces 2" Street North. Although this is a
side yard area, the community views this fagade of the building as a likely front
yard view within the district, given the proximity to the buried Bassett Creek
Tunnel and the inability to build on top of the tunnel. Decreasing the setback has
a positive visual impact on the property since this wall will rise above a planned
wall at grade level which is set back 5’ from the property line, and which is an
allowed use.

Practical difficulties exist due to 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 site abuts the Bassett Creek tunnel, complicating all construction plans for
the building and creating barriers for development of the neighboring property.
The prescribed set back would not allow for appropriate development of our
property due to these pre-existing conditions.

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.

Multi-family is a reasonable use of this property that is supported by the
proposed zoning and the comprehensive plan.

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.

Granting of the variance will support the intent of the St. Anthony Historic
District Design Guidelines, while enhancing the Minneapolis comprehensive plan
and North Loop Small Area Plan goals to redevelop sites like this into well-
crafted additions to the urban fabric. The new building will enhance the public
welfare by bringing life and activity to the street and ensuring long-term
economic vitality.
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Introduction

This Travel Demand Management Plan (TDMP) was prepared for the proposed residential apartment
development located at 721 1st Street North in the North Loop Neighborhood of Minneapolis
(see Figure 1). This TDMP documents City of Minneapolis Travel Demand Management (TDM)
policies and goals for sustainable growth, potential impacts to area traffic and parking, and the
recommended TDM strategies to address area transportation impacts associated with the proposed
development.

Project Description

The proposed development site, located at 721 1st Street North in Minneapolis, is bounded by 1st and
2nd Streets North as well as 8th Avenue North. The site is currently occupied by a surface parking
lot, which will be replaced by the proposed development. Access to the surface parking lot, which
offers both contract and hourly parking, is located on 1st Street North approximately 125 feet
southeast of 8th Avenue North. An adjoining surface parking lot immediately southeast of the
proposed development site is expected to continue utilizing an access along 1st Street North located
approximately 250 feet southeast of 8th Avenue North. The two adjoining surface parking lots
combine to provide approximately 274 parking spaces, 121 of which would be lost to the proposed
development.

Based on the City of Minneapolis zoning districts, the proposed development site is primarily zoned
commercial C3A (Community Activity Center District) and is located within the Downtown Height,
Downtown Parking, and Mississippi River Critical Area Overlay Districts. It should be noted that
overlay districts are established by zoning regulations that may be more or less restrictive than the
primary zoning district. The zoning regulations for the proposed site are discussed later in this
document.

The proposed development consists of a multi-level residential apartment building and internal
parking garage which is expected to be complete in the summer of 2017. The development plan
includes a total of 124 dwelling units, 222 off-street parking spaces, and approximately 300 bicycle
parking spaces. Nearly 200 of the off-street parking spaces will be located in a secured internal parking
garage, while the remainder will be located in an external lot. The majority of the bicycle parking spaces
will be bicycle hooks located within the internal parking garage (two per residential vehicle parking
space), while a total of six short-term (exterior) bicycle parking spaces will be provided.

Vehicular access to the site, as shown in Figure 2, is proposed along 8th Avenue North approximately
100 feet northeast of 2nd Street North. This entrance will provide access to the surface parking lot,
internal parking garage, service/loading, and trash/recycling. The primary street-level building
entrance will be located on 1st Street North. A summary of project elements is shown in Table 1.

721 1st Street North 1 SRF Consulting Group, Inc.
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Table 1: Project Elements Summary

Type of Use Existing Conditions Build Conditions
Apartments — 124 Dwelling Units
. . 222 Spaces
Vehicle Parking 121 Spaces (196 Secured Internal)
. ) 300 Spaces
Bicycle Parking (294 Secured Internal)

City of Minneapolis Transportation Goals

The following transportation goals are identified in the Minneapolis Plan for Sustainable Growth, adopted
by the Minneapolis City Council on October 2, 2009:

Policy 2.1 —  Encourage growth and reinvestment by sustaining the development of a multi-modal
transportation system.

Policy 2.2 —  Support successful streets and communities by balancing the needs of all modes of
transportation with land use policy.

Policy 2.3 —  Encourage walking throughout the city by ensuring that routes are safe, comfortable,
pleasant, and accessible.

Policy 2.4 —  Make transit a more attractive option for both the new and existing riders.

Policy 2.5 -  Ensure that bicycling throughout the city is safe, comfortable, and pleasant.

Policy 2.6 —  Manage the role and impact of automobiles in a multi-modal transportation system.

Policy 2.7 —  Ensure that freight movement and facilities throughout the city meet the needs of the
local and regional economy while remaining sensitive to impacts on surrounding land
uses.

Policy 2.8 —  Balance the demand for parking with objectives for improving the environment for
transit, walking and bicycling, while supporting the city’s business community.

Policy 2.9 —  Promote reliable funding and pricing strategies to manage transportation demand and
improve alternative modes.

Policy 2.10 —  Support the development of a multi-modal downtown transportation system that
encourages an increasingly dense and vibrant regional center.

Policy 2.11 — Minneapolis recognizes the economic value of Minneapolis-Saint Paul International
Airport and encourages its healthy competition to reach global markets in an
environmentally responsible manner.

721 1st Street North 4 SRF Consulting Group, Inc.
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Based on previous TDMPs in the North Loop Neighborhood, the developer has identified the
Target Transportation Goals shown in Table 2.

Table 2: Target Transportation Goals

Mode Split Target Transportation Goals
Auto 50%
Transit 20%
Bike/Walk 30%

Travel Demand Management Plan Goals

The purpose of this TDMP is to support the overall City of Minneapolis Transportation Goals
previously noted, namely to encourage residents/visitors/employees of the proposed development to
use alternative modes of transportation to and from the site. This TDMP identifies actions to manage
and minimize vehicle trips and parking generation by the development. To ensure that key issues are
identified and adequately addressed, this TDMP has been prepared in consultation with the
City of Minneapolis Community Planning & Economic Development (CPED) and Public Works
Departments.

The transportation goals set forth previously in Table 2 are attainable, due to a number of factors
working in favor of the proposed development. With the close proximity of bus routes, shared bicycle
and car stations, and various taxi services, residents/visitors/employees will have access to an
abundance of transit and other alternative transportation modes.

Disclosure of Transportation Impacts

This section of the TDMP summarizes and describes the transportation impacts associated with the
proposed development.

Traffic Operations

Existing Conditions

Data Collection

To determine the impact of the proposed development to the adjacent roadway network, existing
operations were evaluated within the area. Vehicular and pedestrian/bicyclist a.m. and p.m. peak
period counts were collected by SRF Consulting Group, Inc. the week of May 2, 2016 at the
side-street stop controlled 2nd Street North/8th Avenue North intersection immediately adjacent to
the proposed development site.

721 1st Street North 5 SRF Consulting Group, Inc.
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In addition to the intersection turning movement counts, observations were completed to identify
roadway characteristics within the study area. The following information summarizes the observations:

e 1Ist Street North is a two-lane, 48-foot wide urban local roadway. Metered parking is present
on both sides of the roadway.

e 8th Avenue North is a two-lane, 48-foot wide urban local roadway. Metered parking is present
on both sides of the roadway.

e 2nd Street North is a two-lane, 48-foot wide urban collector roadway. Unmetered parking
and bike lanes are present on both sides of the roadway. A Nice Ride Minnesota bicycle station
is located along 2nd Street North adjacent to the proposed development site. It should be
noted that a pedestrian flasher system is in place to assist pedestrians crossing 2nd Street North
on the northwest intersection approach at 8th Avenue North.

The posted speed limit on all roadways within the study area is 30 miles per hour (mph). Existing
geometrics, traffic control, and volumes (including a comparison to the previously projected year 2012
conditions from the 875 2nd Street North TDMP) within the study area are shown in Figure 3. It should
be noted that several other area developments have occurred since the year 2012.

Existing Intersection Capacity Analysis

An existing intersection capacity analysis was completed to establish a baseline condition to which
future traffic operations could be compared. The study intersections were analyzed using a
combination of Synchro/SimTraffic software (V9.1) and the Highway Capacity Manual (HCM).

Capacity analysis results identify a Level of Service (ILOS) which indicates how well an intersection is
operating. Intersections are ranked from LOS A to F. The LOS results are based on average delay per
vehicle, which correspond to the threshold values shown in Table 3. LOS A indicates the best traffic
operation, while LOS F indicates an intersection where demand exceeds capacity. Overall intersection
LOS A through LOS D is generally considered acceptable in the Twin Cities Metropolitan Area.

Table 3: Level of Service Criteria for Sighalized and Unsignalized Intersections

LOS Designation Signalized Inte.rsection Unsignalized Int.ersection
Average Delay/Vehicle (seconds) Average Delay/Vehicle (seconds)

A <10 <10

B >10-20 >10-15
C >20-35 >15-25
D >35-55 >25-35
E >55-80 >35-50
F > 80 > 50

721 1st Street North 6 SRF Consulting Group, Inc.
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For side-street stop controlled intersections, special emphasis is given to providing an estimate for the
level of service of the side-street approach. Traffic operations at an unsignalized intersection with
side-street stop control can be described in two ways. First, consideration is given to the overall
intersection level of service. This takes into account the total number of vehicles entering the
intersection and the capability of the intersection to support these volumes. Second, it is important to
consider the delay on the minor approach. Since the mainline does not have to stop, the majority of
delay is attributed to the side-street approaches. It is typical of intersections with higher mainline traffic
volumes to experience high levels of delay (i.e. poor levels of service) on the side-street approaches,
but an acceptable overall intersection level of service during peak hour conditions.

Results of the existing intersection capacity analysis shown in Table 4 indicate that the
2nd Street North/8th Avenue North intersection currently operates at an acceptable overall LOS A
during the a.m. and p.m. peak hours. In addition, no significant side-street delay or queuing issues
were observed in the field.

Table 4: Existing Intersection Capacity Analysis

A.M. Peak Hour P.M. Peak Hour
Intersection
LOS Delay LOS Delay
2nd Street North and 8th Avenue North®) A/A 9 sec. A/B 12 sec.

(1) Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst approach
LOS. The delay shown represents the worst side-street approach delay.

Year 2018 Conditions

To help determine long-term impacts associated with the proposed development, traffic forecasts
were developed for year 2018 conditions (i.e. one year after project completion). The year 2018
conditions take into account area general background growth and traffic generated by the proposed
development. The evaluation of year 2018 conditions includes details on area general background
growth, the proposed development trip generation, and an intersection capacity analysis.

Backeround Growth

Based on historical average daily traffic (ADT) volumes provided by the City of Minneapolis and the
Minnesota Department of Transportation (MnDOT), and forecasted year 2030 traffic volumes, an
annual growth rate of one-half percent was applied to the existing peak hour volumes to develop
year 2018 background traffic forecasts.

721 1st Street North 8 SRF Consulting Group, Inc.
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Trip Generation

To account for traffic impacts associated with the proposed development, a trip generation estimate
was developed for the a.m. and p.m. peak hours and a daily basis using the I'TE Trip Generation Mannal,
Ninth Edition. A 20 percent modal reduction was applied to the trip generation estimate, given the
amount of transit options within walking distance and that other alternative transit modes are well
accommodated. This modal reduction is considered a conservative trip generation estimate, since the
TDMP goal for modal reduction is 50 percent.

Results of the trip generation estimate, shown in Table 5, indicate that the proposed development is
expected to generate approximately 51 a.m. peak hour, 62 p.m. peak hour, and 660 daily trips. These
trips were distributed throughout the study area based on existing area travel patterns. The resultant
year 2018 conditions, including area general background growth and traffic generated by the proposed
development, are shown in Figure 4. It should be noted that no existing trips were assumed for the
proposed development site considering vehicles currently utilizing the existing surface parking lot are
generated by surrounding land uses.

Table 5: Trip Generation Estimates

A.M. Trips P.M. Trips Daily
Land Use Type (ITE Code) Size .
In Out In Out Trips
Apartment (220) 124 Dwelling Units 13 51 50 27 825
Modal Reduction (20%) (-3) (-10) (-10) (-5) (-165)
Total Site Trips 10 41 40 22 660

Year 2018 Intersection Capacity Analysis

To determine how the adjacent roadway network will accommodate the forecast year 2018 conditions,
an intersection capacity analysis was completed using Synchro/SimTraffic software and the HCM.
Results of the year 2018 intersection capacity analysis shown in Table 6 indicate that the
2nd Street North/8th Avenue North intersection is expected to continue operating at an acceptable
overall LOS A during the a.m. and p.m. peak hours under the existing geometric layout and traffic
control. In addition, no significant side-street delay or queuing issues were observed in the traffic
simulation. Given the minimal anticipated impact caused by the proposed development on study area
traffic operations, no roadway improvements are recommended from a traffic operations perspective.

Table 6: Year 2018 Intersection Capacity Analysis

A.M. Peak Hour P.M. Peak Hour
Intersection
LOS Delay LOS Delay
2nd Street North and 8th Avenue North@ A/B 10 sec. A/B 13 sec.
8th Avenue North and Proposed Access() A/B 11 sec. A/B 12 sec.

(1) Indicates an unsignalized intersection with side-street stop control, where the overall LOS is shown followed by the worst approach
LOS. The delay shown represents the worst side-street approach delay.

721 1st Street North 9 SRF Consulting Group, Inc.
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Vehicle Parking

Off-Street Parking

As noted previously, the proposed apartment development is expected to have 222 off-street parking
spaces. City of Minneapolis Code requires one parking space per dwelling unit (124 spaces). However,
the site is located within 350 feet of a bus stop with midday service headways between 15 and
30 minutes (Metro Transit Route 7), as well as within a half-mile of the Target Field LRT Station.
Therefore, the proposed development qualifies for a 50 percent parking reduction (62 spaces). The
proposed development is also required to provide one visitor parking space per every 50 dwelling
units (2 spaces). Finally, Americans with Disabilities Act (ADA) Accessibility guidelines recommend
a minimum of seven (7) handicap accessible spaces for the proposed total parking supply.

While the proposed development parking supply is expected to meet the minimum requirements, the
Downtown Parking Overlay District establishes the maximum number of parking spaces as 1.7 spaces
per dwelling unit (211 spaces). Therefore, a variance will be required for the parking spaces in excess
of the allowable maximum (11 spaces). It should be noted that an oversupply of parking can result in
a lower alternative transportation mode split, while an undersupply of parking can result in an
unmarketable property and on-street spillover. A summary of the proposed vehicle parking supply
with respect to minimum and maximum requirements is shown in Table 7.

Table 7: Vehicle Parking Summary

Requirement

Type of Parking Proposed Minimum / Maximum Surplus / (Deficit)
: 222 Spaces!V

Total Vehicle (196 Secured Internal) 71/211 151

Handicap Vehicle 8 Spaces 7/ N/A 1

(7 Secured Internal)

(1) Avariance will be required for the proposed parking spaces in excess of the allowable maximum.
(2) Handicap Vehicle parking is a subset of the Total Vehicle parking.

It should be noted that approximately 50 of the proposed 222 total parking spaces are expected to be
reserved for nearby business contract parking (replacing contract parking in the existing surface
parking lot). Subtracting these spaces from the overall parking supply results in approximately
172 patking spaces reserved for residents/visitors/employees of the proposed development, ot a ratio
of 1.39 parking spaces per dwelling unit.

An estimate of the anticipated parking demand for the proposed development per dwelling unit was
completed using the ITE Parking Generation Manunal, Fourth Edition average and 85th percentile peak
parking rates. Results of the parking demand estimate shown in Table 8 indicate that the proposed
development is expected to need between 149 and 200 off-street parking spaces to accommodate
residents/visitors/employees. Due to the TDMP goal for a 50 percent modal reduction, the
anticipated 172 parking space capacity is expected to be adequate for residents/visitors/employees.

721 1st Street North 11 SRF Consulting Group, Inc.
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Table 8: Vehicle Parking Demand Estimate

Land Use Type (ITE
Code)

ITE 85th Percentile
Peak Parking Demand

ITE Average

Size Peak Parking Demand

Low/Mid-Rise

124 Dwelling Uni
Apartment® (221) welling Units

149 200

(1) No ITE peak parking rates available for Apartment (220) land use. Low/Mid-Rise Apartment (221) rates substituted.

To determine if the anticipated supply of business contract parking is adequate to replace existing
contract parking on the proposed development site, parking observations were completed on
Saturday, April 30, 2016 and Thursday, May 5, 2016. Results of the parking observations, summarized
in Table 9, indicate that the peak contract parking demand was 72 vehicles over the proposed
development site and adjoining surface parking lots. When comparing the total existing parking
demand to the future parking capacity (excluding proposed development resident/visitor/employee
parking), a surplus of more than 50 parking spaces is anticipated. Therefore, the proposed business
contract parking supply of approximately 50 spaces at the development site is expected to be adequate.

Table 9: Business Vehicle Parking Summary

Existing Contract Total Future Future
Date Time Parking Parking Parking Parking Surplus /
Capacity® | Demand(@ Demand Capacity® (Deficit)
Saturday, April 30, 2016 | 8:15 p.m. N/A 107 96
7:15 a.m. 12 39 164
9:00 a.m. 274 72 147 203 56
Thursday, May 5, 2016
4:30 p.m. 58 120 83
6:00 p.m. 21 43 160

(1) Total parking capacity of the proposed development site and adjoining surface parking lots.

(2) Contract Parking Demand is a subset of the Total Parking Demand.

(3) 121 surface parking spaces are expected to be eliminated by construction of the proposed development. However, approximately
50 business contract parking spaces are expected to be available at the proposed development upon project completion.

In summary, the amount of vehicle parking proposed for the 721 1st Street North development

appears reasonable based on a number of factors, including:

e The population density in the North Loop Neighborhood of Minneapolis continues to increase.

e A number of alternative modes of transportation are available.

e An array of specific TDM commitments, documented later in this TDMP, are planned to be
implemented to further limit parking demand.

721 1st Street North
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On-Street Parking

On-street parking spaces are available within a few blocks of the proposed site, the majority of which
are two-hour metered spaces on weekdays from 9:00 a.m. to 6:00 p.m. A cursory review indicates
available parking capacity on-street during metered hours. However, on-street parking capacity was
observed to be limited during unmetered hours. It should be noted that a detailed parking inventory
was not completed given the proposed development is planning to provide sufficient parking to meet
the demand on site.

Bicycle Parking

Based on City of Minneapolis Code, multiple-family dwellings with five or more units shall provide
one (1) space per two (2) dwelling units. Furthermore, not less than 90 percent of the required bicycle
parking shall meet the standards for long-term (secured internal) bicycle parking. Long-term bicycle
parking for residential uses is defined as, “...spaces located in enclosed and secured or supervised
areas providing protection from theft, vandalism, and weather...not located within dwelling units, or
within deck or patio areas accessory to dwelling units...”

Based on these requirements, a minimum of 62 bicycle spaces are required. A minimum of 56 bicycle
spaces must meet the standards for long-term bicycle parking. As noted previously, approximately
300 bicycle parking spaces are proposed. All but six (6) of the proposed bicycle parking spaces meet
the standards for long-term bicycle parking. A summary of the proposed bicycle parking supply with
respect to minimum requirements is shown in Table 10.

Table 10: Bicycle Parking Summary

. Requirement . .
Type of Parking Proposed Minimum Surplus / (Deficit)
Total Bicycle 300 Spaces 62 238
Long-Term Bicycle® 294 Spaces 56 238

(1) Long-Term Bicycle parking is a subset of the Total Bicycle parking.

As noted previously, a Nice Ride Minnesota bicycle station is located along 2nd Street North adjacent
to the proposed development site. Nice Ride Minnesota is a seasonally-operated, subscription based,
nonprofit bicycle sharing system in the heart of the Twin Cities Metropolitan Area. As of this TDMP,
the maximum capacity of the adjacent Nice Ride Minnesota station is 19 bicycles.

721 1st Street North 13 SRF Consulting Group, Inc.
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Alternative Transportation Modes Infrastructure

As shown in Table 11, the proposed development site is served by two Metro Transit bus routes
within one-quarter mile. The Target Field LRT Station is also located within a half mile of the
proposed development. Pedestrian and bicycle travel is also very common in the vicinity of the
proposed development site. An extensive sidewalk, path, and bike lane network exists in the
North Loop Neighborhood and is well connected to popular destinations in the City of Minneapolis.

Table 11: Transit Service

Route Service Area Day Time Frequency
Peak 15-30 min
Weekday :
7 North Minneapolis, Downtown, Off Peak 30 min
Cedar/Riverside, South Minneapolis Saturday _ 30 min
Sunday - 30-60 min
Peak 10-20 min
Weekd
Robbinsdale, Crystal, Golden Valley, eerday Off Poak 1530 min
14 North Minneapolis, Downtown, .
South Minneapolis, Richfield Saturday - 20-30 min
Sunday - 20-30 min

The last alternative transportation mode to be highlighted is shared cars. HOURCAR and Zipcar are
car sharing services in use across the heart of the Twin Cities Metropolitan Area. These services allow
users to rent on an hourly basis (or daily depending on need) a community car without having the
responsibility or significant costs of insurance, fuel, and maintenance. As of this TDMP, the nearest
shared cars are based at the following locations:

e 525 Washington Avenue North (One vehicle - HOURCAR)
e 110 Washington Avenue North (One vehicle — Zipcar)

Finally, Car2Go is another available shared car service. While there are no fixed pick-up or
drop-off locations, members are able to access cars easily throughout the heart of the
Twin Cities Metropolitan Area. On-street, free parking to terminate Car2Go trips is available at any
two-hour (or longer), non-restricted meter in Minneapolis or Saint Paul.

721 1st Street North 14
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Site Plan Review

A review of the proposed site plan was completed to identify any issues and recommend potential
improvements with regard to site circulation and access. The movement of general passenger vehicles
within the proposed development is not expected to be an issue. Also, the site will be designed to
accommodate garbage/recycling truck access. As noted previously, vehicular access to the site is
proposed along 8th Avenue North approximately 100 feet northeast of 2nd Street North. This access
is appropriately located given the local functional classification of 8th Avenue North and the
minor delay/queuing anticipated at the 2nd Street North/8th Avenue North intersection. Special
consideration should be made to limit any sight distance impacts from future structures, landscaping,
and signing at the proposed access intersection.

Other Consideration

A curb extension is proposed in the south quadrant of the 1st Street North/8th Avenue North
intersection to improve sightlines and minimize pedestrian crossing distances.

Travel Demand Management Measures

The purpose of this section is to outline measures to encourage residents/visitors/employees of the
721 1st Street North development to use alternative modes of transportation instead of driving alone.
The implementation of the following commitments is the responsibility of the manager and/or
building owner. Should the owner sell the property, the existing or subsequent building owner agrees
to fund, construct, and maintain all of the actions identified.

Commitments
General

1. Designate a TDM liaison to coordinate the various TDM commitments that require ongoing
attention.

2. Monitor the implementation of the proposed TDMP commitments and progress made toward
achieving the TDMP mode split goals through the following monitoring program:

a. Conduct a statistically valid baseline resident and employee commuter survey within the first
year of the opening of the proposed development.

b. Conduct a resident and employee commuter survey every two years for a total of six years
after the original baseline survey, or until the TDMP mode split goals for alternative modes of
transportation are achieved.

c. After each round of biennial commuter surveys, review the TDMP to determine its
effectiveness. As part of the review, prepare a status report for the City of Minneapolis CPED
and Public Works Departments to review and approve with recommendations. These
recommendations may require an alternative compliance program if significant progress
toward achieving the TDMP mode split goals are not demonstrated.
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3. The apartment management shall develop and implement an incentive program in order to actively
encourage residents and employees to use alternative modes of transportation. The incentive
program encompasses a range of alternatives, including potential rent and parking adjustments, as
well as other programs listed throughout this document.

Transit, Shared Car and Bicycles

4. Provide electronic welcome packets to residents and employees detailing ways to reduce vehicle
travel, including the following:
a. Provide links to information on transit and bicycle/pedestrian facilities and amenities.
b. Provide links to information on shared car programs.

5. Provide residents the option of subscribing to high-speed internet access. Where relevant, provide
information and promote telecommuting for residents and employees.

6. Promote biking as a mode of transportation to and from the development by providing bicycle
amenities, including short-term bicycle parking for visitors; long-term covered, secured bicycle
patking for residents and employees; and a bicycle air/repair station.

7. Provide a coupon good for one free bicycle use from Nice Ride Minnesota to introduce residents
and employees to the shared bicycle program.

8. Provide a Metro Transit Day Pass to each resident as part of the move-in package.

Deliveries

9. Develop and maintain a policy that provides for truck and service deliveries outside of peak traffic
periods. This does not include courier-type deliveries.

10. Provide a designated off-street loading space to accommodate delivery vehicles.

11. Encourage residents/visitors/employees to load/unload via the internal patking structure, while
discouraging residents/visitors/employees from on-street operations.

Parking

12. Access to the internal parking structure shall be controlled through access cards or other similar
technology and shall be for residents/visitors/employees, and contract parking only.

13. The developet, building owner, and/or tenants will not be allowed to create or join any existing
or future Minneapolis Critical Parking Area. The developer, manager, or building owner must be
aware that on-street parking meters and conditions may change at the discretion of the City of
Minneapolis.

Budget and Schedule

14. All costs associated with the implementation of these TDMP commitments will be borne by the
project developers and apartment building owners/management.

15. All TDMP commitments will be implemented within one year after the certificate of occupancy
is issued.

721 1st Street North 16 SRF Consulting Group, Inc.
Travel Demand Management Plan



Curt Gunsbury

3rd

NAME OF APPLICANT

J?

WARD

PROPERTY ADDRESS

721 North |st Street

FILE NUMBER

BZZ-7636




i)

SHOAIAHNS ANV

I 'S AHHVH

“NOI

FPES-¥EE-256 XV LFES-yBE-256 :3NOHd
VLOSINNIN ‘NOLONINOOTE

HLHON L33H1S LS| 82. vel

IN3WJO13A3A HITTIN
10}
:mu«E.z

1 “00 NOSNH

_on

(el02 e B 28 B T eI T 8 o e el ok T e

WD BB SN PUB WUTY L8 PR30 puo peuesoiee il Weuns e puoy
/I =3 Trmeaara 116 PPl SCtan 11OE $E Wil SHERRE
0w ama PISOT B 1 e W0 dBne s Pe ol e B 1 e o e

e
S od et Siotean & Stromy (1) Suised dipg prs Ejesean
B TT) WeEewy py Kudeod KUl PG SIORAR B TT) WS 0L

ILY2I41LH3D

YLOS3ANNIW ‘'SITOJVINNIW

LL:3ls
al

A3AHNS F11L A

/fg\ j_,r]\\\\x\

\

‘8 3INA3HOS OL ONIONCCSIY

Suuuteq jo yuod s o) 1s0) 267 1ean sues g1 co)
YHoN Uyl Seay Nﬂﬁﬂﬂ 1534 SPUCCRE ) SEINUIW Of =8, "
Apeisceyiou pis BLOR 133} BEYZL JS0T SPUOISS §S ERNUL §T

\___ Nouduossavom
.

Himdesd joafarm
fom

5 W) Ayt A0 RS S MAD EYARI Penadl MASGE SfERe o4 R

‘SLNIWHOWOHONI TVILNILOd 4O LNIWILVLS

%Eggug
TH 00 0 'GOA ST maninn st 08| 2 PaAp Pee Wt D
pousmies 80 i PamaR e 1o P AUEAR 50 GLoN ameey WG 4 Ao jo il
{AJANS MO WMOSE £
....i.i._is...sisaia.,_isxsilafx,ro@

TAIWE MO WA SY) HOIGO00 DM 300 88 "L00K "L Ay pepusces L00E 'BE sutr
Ussa. Ay 1RURRC]) BT PTG 89 TiimCe SUPARY S PO Sl

maEg T

SIdR-A0ECAL-SOH TON LNGALINAOD TOMVETEN TULL MYDENY 1584

H0D S3LON

g seesbep gy
i

sauey) Sy

SR X P Plew 10w Lmisowiion e 0} 19l 68LGZ 103 Wpuoown O BRIl
£F s50.0%p vy ULON Bniguos saumy Baruubeq jo jued sy of 18 06Ty 1803

pagzeep
»
/. Tmwva szefvee (NOILDINOS30 WOIT

(AJASE MO WAOHS S¥ ‘ALNDJOS S1T34IV) TENIOLE SN D00 $0 Apacay A3nsg Byl j0 B30 B4 U

B ) pio, irTzeny ok o0 w sl lo 4 wrbey w1 4o R A PRI
0E B a0 URUMED] 3] 1 PAUDILES $D Tmasete Bupnea WORBUSD P BeR) 6
(AIAWTE MO NROHS 5¥ ‘ALMIOH SI204MY) FOLS006 TN 20 0 mpmsey djsnag

S S 00T "IN AN PG5S LDOT BT B PRIOR Tmusay (SURSI] B S SWNBWS P BAl (T
(L3 WO

WAGHE 5 “ALAIdOHd ELTIAN) DRLIBK 9N TEQ B Ay A1 S1 40 S0 SU) W B L KRARRS BRI
b LN 500 60 Wiy J0 SAsSey S41 JD SO0 KL W TEREL L KRIR) DROOOR WHILLEL TN 00 W8
s o 0 1° SS S 4 FOEL L Auacn PRRoRs TENL BT MumoN PRSP T 0 1R P
UMINABY PUD BOrOd THAD 0 VOORS0 B 4 PHADIUS $0 Tiaele Dupriia TURBUI 10 bRy T
(LI MO NMOHS SY ALHIOEG

ELTLLIV) LAOVSRE TN 300 W0 sepuscy ATSe WL J0 WS UL U 0PI TE Musse) Seeaes TUSL DE Mquece)

PHiDe ‘jusumen) dsagsy joueddy jo PeS] B U] PRUEIUOD B0 Eueamete Bupne NGRS e D7

(LI M0 NI SV AL
SLTY) HIOREEY TN F0g mo ey Loy eyl o s s U TREL T2 Aqueceg pepaoces TRGL T Aqueseg

P ] Ity (LnGly § P S U PRSI B Teeesos BUpTR ST e sus] B

(AN MO WAGHE SY 'ALUDO0M SLT4dY)

TAONEEY TH 00 B0 APy SIU0D BY) §0 S W) U TR T SQUBI0 BRRs TREL 0T S0S80%) pD

ST SIS PUD KYAR) WOMRGy jO PeA) Bu) W PRUSIUGS B0 ‘Tyeieecs SUBNU SETPUSS puo tus)
=

o g mprcsey D 40 puREIRS o) i) YumL gy 15 pevd n miiabol o o) BARE

Py FARTIEES 19U ADW WPIYe PO BRO0LE TN ML 10 MIDAD U0 FIRR 0 50 RReSS Wrue Tasomi WL B

(i MDY ML W STV

DDAV FT1 S0 LNVHD) VIONERY TH D00 80 mpcey Aene B 0 S0 B U AL TT SN0 PR

TG DE A PEI0P L] BUnsg F Pe b 1 PHINIOS B Wieeimeot B SUEBUoD B S L

R

§§1§.§.9§»§§-B§n§dﬂikimga

I8 SN SR W TOEL T AGuceq peraoces (G| OF Mquece] PSR eusen] Sy |0 USR] 9 ey

20, 44 pesumiie w0 Gcogzpy w20 wo mpseiay fiion b lo el b U O6! Lz eumris Papieont cus

‘s mqueides piep ymses) 18 UMDY FE U PUEIGE B Tyeasens s peo by B

FHBIZOL N D00 %0 ML J0 DaRbey eI JO S WYL W B0 'L leebny pCUCt LD Byl DR e

sg v“l‘n-aov.i S SETHIRY dt._;“wglbiohs‘ J‘D-‘Pjhﬂ
e AR e T e “Baais o i Wi A o E Lo e e T
(MM ATV 0L SAILCN ‘ALMCNd SiTLAY) {1 B 01 #5) pasery on lmwnsed w0 ey
P 1901 5 pendng peiop Syeeen o WOOFR) G Weepey (5K © 49 R 40 b GOl za e musog
o A peLR W 7 ON IR ey Aju0D Tt (0 W00 0 Whe o oy eleng
ey pueniEee 1o DU Wy P 'BR00LE TN WLL IO MSTEIED UG R © 80 REeSdS e -y v
’ LLIANNS HO NROIG: MLUON ATRUIS K51} ooy meoge eup 0 uoriasd & s o sy
mpcoey Ao @ PRSI S0 CIDSSUSE S WISTG B4 §0 JOAD| W BSOS At WO PRO 25 e o ey
D JusumEte W 0] (ONG, BAGEy 80 Pies SO BUO AL EondoBed) 0 UEIUSD € LOeddo Bitel iyl TLLON
b Mg 01 98] Doy M0G0 WL 10 OO D S GRETIGY ON 1USUNOG] ApeoRl LIURGD U PRIDIGD 85 SI0RSUA
NS ) 0ty U eeolind mase WiE D Ceaubty M) NIe W 1) Klue ususste U s
Py PUSHSPS 1RO ADW Wus U BR00LY TN Ml 10 MICOGED WO EIPR 0 80 eoedde wiys Sasog syl

‘8 3INA3HIS OL ONIONOJS3HEOD SILON

‘POLGO0S ON 30( 50 8pday A1uUN0D SUY §O SO BUL 1A Iy Aine pepsodes “L0OT 92
BUne PHISE LSwsely LSS BYi 1 POUDI0Y B0 Besodind Bupicd 43 JUSLSECE BEnEE-uo
q

Buriounie B8l su 08 PuD jeR)
BpUCORE T2 ESINUN 5 SeRUBED GO WIAUS BIWL NN G 103 BpUSORE ZG SMIPU (G
DU MinoE B Seqeees 19 o) Ul e o Buniehes 1o 1god sl 54 e GIT0L ' 1SRRG PRA j0
o) Apesseigoy sy} SEE&-Y.SISIS..ESI;MH -..!az.eoo”....iau!i.lei_a
UYL UOIPRY PIOS 'S 10N0 0 BWd Dmisey 1E0W suL 10 UALGD BUCEUSLES Bj| puD Sl
phgoskp Bumoro) 4 jo Apsaninos Budi onibpy Aeec JaS0g '3 1ORRG 0 10D 1L T Bd
A6P00IE TN B j0 MEELE] jo jod) § Ay
s.z.n
._

LLOPSEY ON B0 spande Kunod Byl 0 B0 BYL U TRGL CTT SGWES) RO TREL 0T
HQUBISQ PEIOP JUSLEED] ADANDH JUCURLINGDY 0 PIS( BY) U PRUDIUCD SO UBLBSDS SARNINS-LGH
ssssss

‘DLOFGCAY ON D00 S0 JBR00SH A1Un0T BUL IO SDIL0 Sl U CHEL T2 SOUIOS0 BRRIOSSS CREL 02
GBS PRI0R 'IUSLUMOT 933y JLOUSLINGdY 0 PAS] B U1 PALIOILOS 8O JUBLNEDE RAIBNEEE - LY
oY pamg

[
20 80 Jepsoosy KIUNOD BYL D BOD B Ul CRBL T MGUEDR) PRUOD [REL 0T SQURS] PRDD
URSLSID] [RADIS PUD J0JDAR(] Jususlanddy jo peRg ) U i ¥

3
H
3
I
§
:
5
H
2
1
£

g
a4l U oy USRS SABNRIIS —

LY W3

SIIZHL 0N 200 s sRy 0 sonsbey syl jo B0 syl ) pepmass wonoasbey jo

89000 PUD BRIO PNSd B4| AG PRIUSLS B9 PLS WOGEESK ON ‘900 §5 Mpuley Ky i o e

Wi 1 ZERL G AIDMGR PRSI ‘SJUBLBEDT 0 UODIDRSN OF JEWPLBWY (544 By} A3 pepuRLD a0

'LRIGIDF N SO0 80 Mpuodsy LUncd Bl 0 SN0 M 1 ‘gL isnfmy pepuoces 'igEL g jsnbay

DeioD iueees] 15 USROG St U DOABIUS 80 Laddne” BNIDI ) ToRIAD SINReLEN

TV Wy

Suuurbeq jo jucd Sup 03 199 GEEDL BN BRSNS 0 BN GT BN GINOS

gt.gﬁ.a.-au;uﬁl..fiaolgunx?sg_.!on.v@“u-’i

TT SeINUL yG 533800 Gf YINOS SIURYL H88) §ITTL VO] BPUOCSE GY EENAL G ¥ GoN

SUBUL BB} OL'PL IRRIIS JBAY JO Sun) ASIESSULKN PO "IBSM EpUOCeS TG Bajnu (7 seaubep
G MLSN jo Buuteq phuneEn Lo uo BIUY) ClEdoRULY ms) g NS |0 susss Apejeem Bu we,

‘Sijodosuu 0} LCGIPEY 59800 PUD RICOR THESDD 1O BT W00 40
Ay ¥z obuny ‘6z diysumoy ZZ won39S T 107 3
(650017 ON SILL 10 $10%ILED o 10d) Ly B304

SIAN-STECHL-SIN TON INFALIRNCD ZONYENSH FUL NYDRGNY 1Sl

N T TR

['00

AIAYNS 3LIS

[s{ERER]

D HEds £9 PHIDSUME B0 SpLOGse TuEuRs IOURSW N 06 80 RENL i

s e o enend fymdosd
e o ety g A0 estas Bg 0 yue e Ay patuleen une s ey
GOE TE A 0 0P sasaie uo Bunoy pus (D1 RAS) ElN-ICECHL-SIN

mquiu ey sy pus ﬁ.«.l&.&k.&ii?!!!u._}g&t

- pronp i - o o oy 4y 9 parem e

ol LAY v P Senos eisodind 6 Uodh DA ey | L DO 1

G5 0 0y (Kjumy) ¥ SREL G 1B0mnd VR s A0 Ueniowy BT PRGN 10U S0e KBS B 8
TSl 5 0 P S MmN O SOERA EREABIGH SU B R4 §
T P T 45 peadopo w wiaung sy pe s
Wnarey 1K) BAPUDIS WOMIUN SU| e SO0 W DD PUned UL W0 S0 Be L B
e Uaad
FEIVLTY o AT ol S e S PRI PRSI KT P Y D
ooy
= preulpep 7 00 e pne e edad pos w0 el bauod peRAS KL IO BN B RS Ray
SO ZRTD = A ASnE UUGL = WO TL SRS
W0 CZHD = 184 G0N0 BIECT = WOAd TLL S0 ME ¥

VOOT T i #0 s
"o Bom w13y asumiren fos 0 w0 0 X SOTe U B +5 PRI B Iedin TG &

“ROUVAYZICH ANY O BOGSd 2000-w5% (210) Ly TIVD JM0 JAVLS MIWSOS LOVAMOD O0LE
VIR 0L INVISHI Ko situma s A K @ e wmou SUER PuBepun B 18 w00l R T

Prusrase w pen uiels Buses wy |

‘S3LON TvH3INID

/




e

000

133HS 3111

05T BIBNAN 1030004

NolLaos3a|51va

AMYIWANS NOISIAZY

— NV1d 3dvOSANVT| 0T
43 59—
— NV1d ALOILN| 07D
NY1d ONIQVHO | 0°€D
WLLINGNS3 H0e | 9T/ Nv1d 31IS| 020
W33 NV 1d H0a | OTZTZ e
e e NV1d STYAONSR [ 0TO
AMYWANS TVLLINENS/ANSS! e
133HS 37411 | 000
ToTh onasNan ST wva I1LIL 133HS | ¥3GWNN LI3HS

faned 2y moysEA

X3ANI L33HS

e

103N
40 3LYLS 3HL 40 SMY1 SHL HIONT

NVTd SIHL LVHL AdLLY30 ABIUIH |

103008d

NI ‘SITOdVINNIN “13381S LSTN T2L-€TL
13341S 1IST N TZ.

TOPSS NI ‘SITOdVINNIW ‘20T 31S ‘LS ANZ N T0L
0711 SAINVAINOD WIHT10S

dnougy ufiisagq wnjuawopy

4

e00z-052:256 pee-eTzeas

o 1og soned wen

W00 2000-v5Y (159)
3344 1101 9911-252 (008)
DHO TIVOINOILY.LSHIHIOD MMM

TVD 3NO JLVLS ¥3HJO9

IATVA 3LV ONILSIXI
XO8dOLS ONILSIX3

ANVHOAH ONILSIX3
NISV8 HOLVD ONILSIX3
FTOHNVIW ONILSIX3

IAVASYO ONILSIXT

YILINSYO ONUSIXZ B
LHOIT ONILSIXS

XO8 01103 I ONILSIXT @

I18Y0 ANNOXOHIANN ONILSIXI

21193713 ANNOYDUIANN ONILSIXI

NIVI SY© ONILSIX3

NIVA ¥31YM ONILSIX3

UIMIS WAHOLS ONILSIXT

UIMIS AUVLINVS ONILSIXD

NIVI ¥31VM 03S0d0¥d

M3MIS WHOLS 03S0d0Md

HIMIS AYYLINVS 03S0408d

1HOIT G3SOdOYd

NOIS 038040t

ARVLINVS JTOHNYI Q3S0d0Yd

INVHQAH 3413 03S0<04d

INVA 3199 03S00Ud

WHOLS FTOHNVW NISVE HOLVO ¥0 NISYE HOLYO 03S0d0dd

WHOLS F10HNVIN 03S0d0dd

opel

(LNO dlL = 0"L) ¥3LLND ONY B¥NO
NOILYOO ONIXO8 1108

JONYHLNI NOLLONYLSNOD G3ZIIgNLS

NOILOLONA L3 NI
LINTONIGVED | 30N34 LTIS

MOT4HIA0 AONIDHINI

MOXHY JOVNIVIG

TIVM 40 WOLLOB NOLLYATTA 30¥¥9 10dS
TIVM 40 dOL NOLLYATTE 30¥:0 10dS

(8uno
40 dOL) 84ND 40 %OV NOILYAZ 13 30Y9 LOdS

(Q3LON 3SIMEIHLO SSTINN
3NIT MOT4R3LLNG) NOILYAIT3 30VHO L0dS

WAYILNI NOLLYAZTA ¥NOINOD |+ 03SOd0Hd
NOLLYAZT3 3049 10dS ONILSIX3
TYAYILNI NOILYAZTI ¥NOINOD 4 X3

mazes

102881 980788

NOILYOO13LIS

dVIN NOILYDOO1 3LIS

AVLLIN

ENERERREETESZN

dNS3dd 4dd -d04 ddNssSl
VLOS3ANNIN ‘SITOdVANNIN

| 49441S 1ST N T¢.

000Z-566-256

8EvS5 NI 'SITOdVINNIN

S SNNIAY FUIHSANVH TOTT
NOILVHOJH0D OILYILNI NNVHE

“43ANIONT TVOINHOILOID

IYES-VBE-2S6

02vSS NI ‘NOLONINOOTE

S 3INIAY FTVANAT £906
‘ONI "0 NOSNHOL 'S AtdVH

“HOAIAYNS

0900-5T9-2T9
9TYSS NW Sivd SINOT LS
002 ALINS

1334LS HISE M TE6Y
N0 3LIS TIAID

11031IHOYY 3dVOSANYT/ 433NIONI

TOYSS NI 'SITOAVANNIN
20T 3LINS ‘N LS ANZ T0L
971 'SIINVANOD WIHT0S

*H3INMO ALHYIdO¥d / ¥3d0T13A3A

¥OLOVHINOO

¥3d013A30

HINMO

MOT38 S3\L4Vd A8 GIONIS NY1d JHL OL INVNSHNd
3NO 38 TIIM INIWAO A3 ¥0 NOLLONALSNOD ‘ONIOVYD ‘ONIMVSTO TV

INIWILYLS AINDIS YOLOVHLNOD ‘YIJOT1IAIA 'YINMO




.
007 0 _.0-01
[—a
00T
w001 200045 (15
333 TI0L 9911257 (008)
SHO TIVOINO3LVISHIHAOD MV

710 3NO 3LVLS ¥3HIOD

NV1d STYAON3Y

05T BIBNAN 1030004

AMVIWNS NOISIAZY

[0¥SS NI 'SITOdYINNIN
20T 3LINS 'N LS ONZ T0L
OT1'SAINVINOD WIHT0S

NOILVWHOLNI ¥3INMO

WLLNGNS3 60z | OTIBE
AN NY1d HOe | OTZTIE

AYVWANS WLLINGNS/3NSSI

¥3d013A3Q

BoZhY onasNIn BT Mva €LMS0'LMS S13IHS NO ddes 335
faned 4 moysEA ‘S3LON TOHYLNOD NOISOH3

UINMO

'MOT38 S3114Vd A8 GIONIS NY1d HL OL INVNSHNd

3NOQ 38 TIM LNFNAOTIAI0 ¥O NOLLINHLSNO ‘ONIYRD 'ONYTO TIY
3
4031v15 Tk o0 TAVA BHL ¥30NT SAILS ONY S1008 ONIGNTONI = TVAONZY 331 X SIUONTVAONSH OLI0IS MIO¥OS QaN3S LNIWILVLS GINDIS HOLOVHINOD ‘¥IJOTIAIA "UINMO
SNION3 WNOISS3H0%d GISNTON
AINQ Y WY | LYHL ONY NOISIASEdNS ‘S3LON TYAOWIY SITOdVYINNIN 4O ALID
huw“ﬁuﬂ%%hmhﬂﬂéﬁh@xwﬂ%«n NOILONYLSNOD OL HORId ANVAINOD ALILLN
NY1d SIHL LVHL AdLLYED AG3LEH | HLIM 3LYNIGHO0D - S3INITALIILN 40 WAOWIY
SNOLLVONNO4 NV SONLLOOd  [REZBEBEE3E3055
TIVONIGNTONI FWNLONKLS 40 TVAONTY  RSSEREEEEREiisey

‘SLYUAd TIAYHD GNY “ONOO “LIE ONIGNTONI
“WYIMILYW 3SY8 TIV ONY IN3W3AYd 40 TYAOW

TWAYALNI NOLYATTIUNOINOD 1 ) == 7 —
‘dN3931 STIVAOWIY

103r0¥d

>
o 9ds Ylals
JAL 'NOILONYLSNOD Vo= Pita - —
s N ‘dAL ‘NOEEONYLSNOD h& SN
o LNOHONOYHL [, o
15310Md W3y L Hﬁ ]
OL FTOHNWI mzcw_xw\
Vool s
A \

dAL'NISYEHOLYD  /

¢
ONLSIX 3NONTS >

ALID
3HL A8 G3HIND SY HINNVIV Y NI GINIVANIVIV ONY SONIAVAA 3HL NO NMOHS SY
SLINIT AL¥3AONE HL NIHLIM 38 TIVHS SY3HY dNrNVaT0 NY ‘NOILIION3 ‘ONIDVLS 9

‘S3LIALLOY NOLLONYLSNOO OL ¥Oid
ALID HL ONY JAILVANISTdd3d SYINMO FHL AG G3N0¥AY SY ONY HOLOVALNOD
3HL 40 NOLLIHOSIA FHL LY 03SN 38 AV NOLLYAYOXE ONIGTING HO4 ONROHS S|

'ALID 3HL A8 TWAOKddY LNOHLIM Q3LLINN3d 5 A P ¢ S an

38 TIVHS S3WNSOTO QY0¥ ON 'SIWLL TV LY D11 OL N3dO NIVWIY TIVHS < SN 7
133415 918Nd TIY ‘3033N SY SHIDDYT3 ONY ‘S¥IHSY 'SIAVORIHYE TOVNOIS
‘0L G3LINI 38 LON LN8 3ANTONI TIVHS SIHL"ALID 3HL NV (GDLNW) S30IA30
JOMINOD OI:VHL HHOAINN NO TWIINVIN YLOSINNIN 3HL 40 SINFNZHINOIY

3HL ¥3d GIHSIT8Y1S3 ONY 030NN 38 TIVHS STOMINOD Dl44VHL TIY !

SIALIALOY
NOLLONYLSNOO OL YOI¥d ALID 3HL A8 TYAOHddY LNOHLIM 0340078 38 SL33ULS
IN3DY1QY 40 NOLLYINONIO TIVHS LOYHINOD FHL 40 NOLLYHNG JHL LNOHONONHL
INIOG ON LY 'SHNOH ONILY43dO TYWHON ONINNG SS3D0V NOLLOIASNI

ONY AY3AI130 ¥04 GINIVINIVIN 38 TIVHS 3LIS 3HL OL SSIO0V ¥YINOIHIA ¢l

AL SHLHUM 21008 an sanuHs =

3ONVAUOOV NI 36 TIVHS STVINILYIN ALIMNO3S "LOVAINOD 3HL 40 NOILYHNG FHL JONILSIXA TV 3A0NZ

LNOHONONHL ‘SHNOH YHOM TYWSON ¥3L3Y ONY SNIMNG "LI3HL ONY ‘WSITVONYA o %
LIGIHONG OL ¥3NNVH NI G3QUA0¥A ONY AYYSSIOIN 38 AVW ALMNOIS 3LIS ) . -

NOLLONYISNOO OL
OId ALID IHL A8 GIAO¥ddY NV SONIMYAA FHL NO NMOHS ISIMYZHLO SSTTNN
SILIILN ONISIXZ LON TIVHS (TII0 ONV ONIGTINE) SR40M Q3SOd0Nd

'ALID 3HLHLIM 3ONVGHOOOY NI
4O LOILIHOYY JdYOSONVIIINIONS 3HL A8 G3NO¥ddY UINNVI Y NI G3IVa3 38
TIVHS ALIALLOY NOLLOMMLSNOD A8 G3SNVO SLINI ALY3dONd 3HL ONOA3E 39VWVA 0!

‘SINZNUINDT ALID ¥3d ONY NYTd 3HLNO NMOHS SY
G3MOTIY 38 TIVHS SLINITNOILONHLSNOD WH3N39 3HL 40 JAISLNO YHOM HONIN

‘SONIMYAQ SHL NO NMOHS NOLLONYLSNOO SY
TI3M S¥ SNOILYA3dO d1-NY310 ONY NOLLITOW3 "ONIOVLS J0NTONI TIVHS SLINIT
VAN FHL NIHLIM YHOM "SONIAYAA 3HL NO G3LON SSIMYIHLO

‘SSTINN SLINITNOLLONALS! 38 TIVHS SINTALY3ONd '8

'LOYHINOD 3HL 40 NOLLYHNG 3HL LNOHONONHL
0319310%d 38 TIVHS WA 404 GZLON LON S3uN1v33 ILISNO ONILSIXI

'SNY1d 03S0d0¥d HLIM JLYNIGYO0D ALYAIXO¥ddY 34V SONIMYAG
‘FHLNO NMOHS S3LON NOLLO3LONd GNY ‘NOILOINNOD “WAOKY 'NOONYSY ‘9.

"13341S IST N T2L€TL

LI

3inG

NI 'SITOdVINNIN

T0YSS NW ‘SITOdVY3NNIN ‘20T 31S ‘1S ANZ N T0L
0711 SAINVAINOD INFHTOS
13341S IST N T¢.

& LNGHONOYHL 103104
NIVAZY 0L ¥3LLNO
GNY 8410 ONLLSIXA

Pt ———

dnaig ubisag wnuawopy

————
M TIV ONY- 5 TR—

SNOLLYIN93 YO0 NY 31Y1S HLIM 3ONYQHO00Y __RF
- ——00 & ORI DG
NI GNY NOILYOOT 3L1$340 W93V OL 40 03S0dSIA 38 TIVHS STVIMILVIN GINOWTY G Y Evicu— O

‘SNOILOINNOO INHIAVe GISO0N ¥O4 LNIOF LSTHYIN JHL HO SONIMYNA TNV _
IHLNO NMOHS SV SNOLLYOOT NI LNOMYS 38 TIVHS SININGAVA ONILSIXE % o) ONASIE O3 1
S3LIALLOY NOLLONULSNOD OL e
HOI¥d ¥INMO ALIIILN HLIM GZLYNIGHO0O 38 TIVHS SILIILN ILVAIG 30 VAOWIY € —— \/_
2002052256 weeETzESL
e R L ‘SNOLLYIN93Y T¥O0T ONY 3LVLS ‘LOONH
01556 M Sve SO 1S HLIM 30NVGHOOOV NI 38 TI¥HS SONIMYYA FHL NO GILON STYRNILYIN 40 WAOWIY 2

002 3LINS LS HISE M 1667

NVd LNBWIDVNVY ¥3LVM WHOLS NOLLONELSNOD
404 N¥1d (dddMS) N1 NOLINIAZHA NOLLNTIO] ¥3LVM WHOLS 338 L

‘S3LON TYAON3Y




NV1d 3LIS

05T BIBNAN 1030004

AMYIWANS NOISIAZY

WLLINGNS3 H0e | 9T/
AN NY1d HOe | OTZTIE

AMVWANS WLLINENS/ANSSI

w001 2000t (159)
333 TI0L 99TI-257 (008} A
‘SHO TIVIINOILVLSHIHAOD MAA

TV 3NO ILVLS ¥3HIOD

KNG ONDR¥YA YO LOVAHOO = d)
dols=1S

3NV 313 ONDEVA ON = dN

NOIS 318ISSIOOV = OH

‘G3MIND3Y SONIMYT dOHS “ATBNISSY 1S0d ONY NOIS

SMOMNY TWNOILOZHIQ D144Vl

NY1d 336-T18V0ITddY JU3HM ¥3LLNO LNOdIL (0'L)
SIION 335-4ILLND ANV 8HNO

NI AL¥IdONd

(1Y 4O Q¥d) G314103dS SY INFNIAYA IUIHONOD

“EGgY onasan T STEIE e
oned  mausen

V103N
40 3UYLS SHLH0 SMY1 3HL ¥3ANN

NVTd SIHL LVHL AdLLY30 ABIUIH |

103008d

NI ‘SITOdVINNIN “13381S LSTN T2L-€TL
13341S 1IST N TZ.

TOPSS NI ‘SITOdVINNIW ‘20T 31S ‘LS ANZ N T0L
0711 SAINVAINOD WIHT10S

dnoug) ubisag wnjuswopy

)
[ ]

£002-052256.
Jons 1og

weeETzESL
soned wEn

woydnoiaISING

91755 NI MHVd SINOT 1S

002 3LINS 1S HLSE M 1867

nNn O ¥ 9

wﬁmq;q)

‘ANIOITNVId LIS

%SE- 45 19T ERINEIERET)

%S06 45 T6V'TE NOILIGNOD Q35040¥d

%06 45 ESL'EE NOILIGNOD ONULSIX3

IDV4UNS SNOIAYIANI

%000T 45 L16'SE Y0'00L 45 LI6'SE V34V ALISTVLOL

%S6 IS SIE %09 4S1OIT SLNIW3AV4-NON IV

%LET S TS %0'%6 45 ESL'EE SINIWIAVETIV

%89 45 086'EC %00 450 39V¥IA0I ONIUNE
350d0¥d ONLSIX3

‘SNOILVINDTVO V3YY 3LIS

dN0id 404 NOLLYOO
F18ISSIO0V NV OL GIAOH ONY dOMS HOIALNINV NI G3L03TI00 38 TIVHS HSVAL 2

ONIMOA HOV3 LV 3LIS W04 G3AOWZY 38 TIMMONS TV 4
‘S3LON TVYNOILVHIdO

‘SININND0T 3dVOSANY1 33 “3NIT di¥0 SHL LY 3ON34 NOILONKLSNOD
V HLIM 3OVYQ NO4 03103LOYd 38 OL FY NIVWZ OL 3HV LYHL STHL TV

SNOLLO3S LNIWAVd 404 SLI3HS
Y130 335 ‘G3LON FSIMHIHLO SSTTINN LALNC LHOIM, 38 OL ONIAYY SNONINNLIE '9)

GAL30IM .+ ‘ILIHM 38 OL ONIGINLS INIVd LOTONDRIYA TV 'S

ISIMYIHLO GILON
SSTINN ONIGTING ONILSIXE OL ¥YINDIGNIdY3d ¥O 131Tv4Vd 135 38 OL SI ONIMMVS 91

‘SNOISNIWIQ ‘SNOLLIGNOD 3LIS ONILSIXI TIY AJMIAGTaIS ‘€L

‘SINaVI3AOYANI LIS OL HOI¥d SNOISNINIQ ONY L
SV3HY 'SHIBNNN 'SIHVANNOE LOT 404 Lv1d NI OL 3434 TIVHS HOLOVAINOD

‘G3LON ISIMYIHLO SSTINN £ WINKINIV 35V 10V 8410 TV

1v130 335-S3dAL 84NO NIIMLIE ¥V L-SONIMVA e
3HLNO G3LON 3SIMH3HLO SSTINN 2498 38 TIVHS 3dAL ¥3LLND ANV 84D

3008 ONINY3A09 TYO0T ¥O YOV A8 03HIND3Y HO GILON ISIMHZHLO

SSTINN HOTOO NI ILIHM 38 TIVHS SONNUVI ININIAVS ¥IHLO TIV '3aIMh &

38 TIVHS Y1YMSSOYD 40 HLQIM ‘DIl 30 MO FHL OL ¥V INDIGNIdH3d ¥IIND
NO .87 G30Y4S ‘AN G3LNIVd FLIHM 301/ .47 38 TIVHS ONIdIXLS YT¥MSSO¥D

VY HLIM NISY3YY |
ONIGNY1 3NOQ GILYONNYL HUIM GILONYLSNOD 38 TIVHS Saliv 84N0 NVI¥LSIA3d

03NOY¥ddY 1
AISNOIAZd LON STVINALYW GITIVLSNI 10313 OL 1HOI 3HL SIANISI UANMO
3HL 'ST10d ONY 1HOIT ONV 'SV 84ND 404 SO¥d ONIONYT 'ST10dOV TS ‘STHONZE
'SONITIVY ‘STIVM 'SINIWIAYA ‘SONIHSINNNA "ONIMOT104 3HL OL GLINITLON

108 'SY HONS STVIMALYI ININFAONAI 3LIS 3LYOINAVAIM TIV 404 NOLLYOINEY
0L HOIYd 1O3LIHOYY FdVOSANYIINIONS JHL AS WAOHdaY ONY MIINTY

404 0314103dS SV STTAMYVS O SONIMYHA dOHS LINENS TIVHS ¥OLOVHINGD HL

‘SONIMYA 3HL NO NMOHS SY 38 TIVHS GNY NOLLYNNO4
ONIQTING OL S| ONIGINE 40 NOLLYOO NOLLYANNO: LIHONOD 20 30V
0L 3 SNOISN3WIQ SNITTING ‘8¥NO 40 30V OL 34V NMOHS SNOISNIWIA 8¥ND 9

103LIHOYY N
3dVOSANYTHIINIONI 3HL AS WAONAdY ONY MIINIY HO4 ‘NOLLYTIVASNI OL y
4Ol¥d ‘G314 3HL NI G3HVLS 38 TIVHS ONY JLVWIXORddY 3Y SHIVM ONY ‘SONVTIOS
‘SY3LLNG ONY S8ND 'SINIWIAVS AVMOYOY ‘STANLONYLS 40 SNOILYIOT G
‘STVRSILYIN ONILOOS 40 NOLLYTIVASNI OL ¥ORid
IAILVINISTudTS SHINMO FHL AS TWAO¥AdY ONY MIINZE O DIVLS ONV ONICTING
3HL 40 SNOISN3IC NOLLYOOT GNY SILYNIGHOOO AdR3A 07314 TIVHS HOLOVHINGD '+
‘STYINILYI INFNSAOHAII 3LIS 30 NOLLYTIVLSNI OL HOlkd LHO0dY
IYOINHO3L 039 3HL NI G2LON AdRSIATIVHS ENTR
'LIN¥3d ONINZAO LIZULS ONY AVM-40-LHOIN ¥ ONIGNTONI
"NOLLONMLSNOO O1 HOIMd SLINY3d A¥VSSIOIN 11V NIVLEO TIVHS ¥OLOVHINOD 3HL

7

78

“IWAO¥ddY ¥O4 LNOAYT
VLS STYNALYN 10 NOLLYTIVISNI OL ¥OM LOTLHOMY IVOSONVINSINONS L ©
‘A8 03AOYddY 38 TIVHS LNOAY] IHL OL SINIWLSNraY "H3NMO OL 1S0D ‘7\20an(
ON L1V 031034500 38 T1VH TYNOLLYD01 01 3nA 1 3
INIWIONIWWOD ¥3L4Y 0IHINDIY SNOISIAZY ANY “3LIS FHL ¥O4 SINIWI1I TV LG
'SNOILYOOT T¥NI4 ¥O4 F18ISNOdSTY SI HOLOVHINOD 'SININ3AY ONY SONITTING
‘S3ILIILN 'SHOVELIS 'SININISY3 'SINIT ALYIJOHd A3SOO¥d ONY ONILSIX3
40 SNOILYOOT OL G3LINIT LON L8 SNIGTTONI ‘NOLLOMISNCO NINNISE 0L
HOIYd SINJW3IT3 3LIS TV 40 LNOAYT ANV SNOLLYOOT AJI3A TIVHS HOLOVHINOD 3 N

‘S3LON LNOAVT 3LIS

S3LON O14103dS ALIO ¥4 Q3NNISTY '}

‘S3LON D14103dS 31IS SITOdVINNIN 40 ALID

TOPSS NW 'SITOdVINNIN
20T 3LINS *N LS ANZ T0L
971 'SIINVANOD WIHT0S

_SOHYANYLS STOdVINNIN

‘SOUYONYLS SITOdVINNIN

MOdVANNIN 40 ALIO ¥3d
SV 84O T18ISSIO0V

T
1503 HOLYH —

JHAL8UND
X3 HoLYH

SAUYONYLS SITOAVINNIN
40 ALID ¥34 ¥19M ‘ONOD

40 ALIO ¥3d 980 “ONOD

3dAL YD
X3 HOLYW

NOILYWHOLNI 43INMO

STYYANYLS SOQVANNIN
40 ALID ¥3d VM ‘ONOD

s 1
0¢
YN0 "LSIXT HOLYW e

H0ALI0¥34 930 248

ONIXIY FOVUYD
OL3ONVAING

“LIAd "ONOD IALY0030

‘dAL LWAd ONOD
SI0vH IHIE TTALS IAVM. GILNNOV ONNOYD

.mtxouoo;.isugm
“ONOD 03dDS

ISNIX3 ¥INMO LY
QITIVASNIZY 38 OL G3HIND3 38 T1IM SNOLLYOIIOIAS ALID ONILIIN LON SNOLLVTIVASNI
ONLLHOIM ANV “NOLLYIMONI ¥3HLYN ¥0d 65.6€.9 (219) LY TI¥H3Hd IAYA LOVINOO
35Y31d "LNFNLEYAIA O143v1 IHL HLIM SNOLLOTASNI 403 JONVAUY TIVHS SHOLOVHINOD
'ALID 3HL A8 GZLO3SN| 38 TIVHS LOIMONA HL 0 Livd SY GFTIVLSNI ONLLHOI L3S

SILITILN 3 ONILHOI L33WLS

AVHH0"LHOIY ALID JHL NI NOILONYLSNOD ONINNA S33uL
40 zo:oEoE ¥od mmmuoﬁ 3HL YO TYAON3Y ‘ONLLNY1S OL G3LvT3 SNOLLSIND ANV
NIgY AULSTHO3 FHL HLIM VTTVOINId IV 1OVINOD
IS SOLOVAINGD wuxuz«zm 4O SHNNXL 3341 39VIV OL LON N3XVL 38 TIVHS 33V
'S33L 1334LS ALIO 40 1334 8 NIHLIM G3MOTI¥ SLid 3408 HO NOLLYAYOX3 N3O ON

S100L GNYH ONISN 11D ATNVZT1 38 0L 34V GIMALNNOONS SLOOY JIML ANY

AVM-HO-LHOI ALID 3HL NI V3HY
‘GIAVANN ANY NO G3LISOS30 38 TIYHS SLONAON NNITONLId ¥O STYOINIHO ON TTuL
‘GINHO ALID ANV 40 3NIT dl40 FHL NIKLIM Y34V GIAVENN ANV NO G3HOLS ¥O ‘03X%vd
‘030V1d 38 TIVHS STYILYN ¥O INWAIND3 NOLLONELSNOO ON ‘SINOZ LOOY 10310%d OL

INIWLYVIA AYLSTHOS

'SITOAVZNNIFI 20 ALID 3HL ONY VOdW
‘FHL INOYA ¥NODO LSNI FSNIM HO TYAOWIM ¥O4 WAOHAAYT¥d 'L575-6+8 (159) LY 301440

NO STI0S G3LOVH| 40 JOVHOLS AUVHOGNIL HHOM SHNOH ¥3LIV OL ONILYT3Y SLINY3S
404 2986629 (219) 'SITOJVINNIN 40 ALID ‘STOIAYIS TWANIHNONIANT HLIM ILYNICH00D 12

HLWVIH WINJWNOHIANT 2

SNOIS AVM-0-1HOIS
4 SITOAVNNIN 40 ALID ANY 40 NOLLYO0T3 3O TYAOW JHL HOA NOLLONNISNOD
OL HOId 552529 {219) 'SMOJINNIN 40 ALID *AVAYIN ONOT HLIM ILYNICHO0D "L+

HOLOVHLNOO 3HL AG INHO8
38 TIVHS OL:VAL ALID 50 HIVA HO/ONY NOILYOOTSY 04 SIS0 TIV WALSAS TYNSIS
SIOAVANNIN 0 ALID ANY 40 NOLLYOO T34/ TYAOITY A¥YOINEL 3HL HO3 NOLLOMYISNOD

e OL HORd 0526629 (219) ‘STTOGVINNIN 30 ALIO ‘NVWONTI NVTIV HLIM 3LYNIGH000 9

T "AVI40-LHOI ALID SHL NI SYOVY 318 ONIGHYOTY
SHOM TIV 404 E¥62:€.9 (219) 'SITOVINNIA 40 ALID 'O 1N HLIM ALVNIQI00D '§

AV LHOR
ALID FHL NI NOLLONXLSNO ONINNG S331 40 NOLLOILON HO TYAOKIN ONIQHYOIY
MIOM TIV HO £626-667 (219) ‘SITOJYINNIN 40 ALID WTIVHNI DIVHO HLIM JLYNIGHO0D ¥

STUNSOTO 3NV ONY ¥TYMITIS 40 STIVLIA
ONIGHYOIH HINVEN LLOOS LOVINOD "AYM-30-LHOIY IHL NI YHOM TI¥ ¥03 G3IN0x
¢ 38 1M LNR53d NOLLONALSEO NY“AVA=0-LHOIY 3HL NI GWH03d SI LVHL YHOM
ANV ONIGUVORY £862-€29 (219) 'STIOYANNIN 40 ALID IV LLOOS HLIM 3LYNIGHO0D '€
LIK3d NOILYAYOX3 MOY ¥ JInN03y
TIM MOY OIENd FHL NIHLIM IV LYHL SNOLLYAYOXS ANY LIN¥3d INIWHOVOHON3
NV 34103 T1IM SNOLLYY3d0 GILVT3Y ONV WILSAS NOLNZLIY HLHV3 NY 40

'ALNQ VLOS3NNIN 3HL OL G3LHOG3M 38 LS 11'I3LNNOONS S1 108 GLWNINVINOO A1 '£2 (- NYFMINOSM 11 SOV a3 1M O A O e v 2
N3G ¥IONN L430X3 LIN3d INIWHOVONONE NY ‘AVAN-40-SLHOR ALID OL INOVFQY ONY NI Y4OM ONIGHYOY
‘SAYOIOH T¥43034 ONY 31YLS GNY SAVONNS 'SAVOXNLYS NO SHNOH ANY SN HO S3NSSI TV 404 8247 €49 (219) ‘STI0GVINNIN 40 ALID LLIT808 808 HLIM FLYNIGHO0D 21
SAVOYE3 NO WY 002 ONY Wl 009 4O SHNOH 3HL NI3MLIE ALID FHL NIHUM 31230 38
“TIVHS ININGIND3 3ONYNILNIVA MO TVIOSININGD ¥O NOLLION3A ‘NOILONELSNOD ON 22 ISNIAX3 SHOLOVAINCO LY GITIVASNIZY 36 OL OIN0IY
38 TIIM SNOLLYOII03dS ALD ONILLI3H LON SNOLLYTTVLSNI ONLLHOI ANV 3/€29
ONIHSN0 %00 FLISNO 10 ONITVZS HO NOLLONKISNOD (249) TIVH3¥ 3AVQ LOYINOD “ALID 3HL A8 G3LO3ASNI 38 TIVHS LOSMOt FHL 40 Live
T3 “TYAON3Y O NOLLYTIVLSN| ¥NYL ONNOXOAORY HO ONNOUONIANN ‘ScviiL SV ITIVASNI ONLLHOIT L33LS SWLSAS TYOIMLOT T3 ONY ONLLHOI LIRS ONICHYOR
SLSYM TIGVANY1S ‘SYIM3S ALID OL ¥3LVA GNNONO HO ¥3LYM WHOLS GILYTNANOOY JROM TI¥ 204 106E-629 (215) 'SITOAYINNI 40 ALID 'SONRIA TIE HLIM FLYNIGHO0D "V
40 39UYHOSI ONY ONI¥ELVM3A ‘SLIS NO STI0S 3L0ValI 20 35134 3 LVMANNOND
‘GNY T10S G3LYNINVINOD 40 NOILVIG3N3Y ‘ISN34 Y0 T¥SOdSIa O1 HORid LIS ONDVABOLVEL L
S3LON NOILVNIQHOO0D ALID
ogozedod R

09'528=13 131100
0£628=13 WOLLOE
L NISYE NOILYLTIANI

LWAd ONOD

AL 'ZONA NI NIVHO TIVL.L09

AL 00 ALMILN
HLIM 31YNIQH000
‘Q¥d ALIILA ONOD

| dAL¥3LIND
| AFTIVAONOD 2

AL 'ONICINLS LNAD —

AL NG L8

[SNY1d 404 HO¥Y

[33S ‘ONDRivd

dAL LNAd "ONOD
ONIXHYS FOVHYD

oo~ \

l03¥3000

OV BiIg TIALS IAVM. GILNNOW ANNOYS

‘dAL 030 01 ¥TVM3aIS
ONDO Q3d0TS

=

|
— T
|
I

SQUVONYLS

b |

-

;\ NGBl

T o

AL ‘ONILSIX3 HOLYA

SROM ALIILN ¥O4 133ULS
NIINW3AYd 3OVId3Y

“dAL WTVM ALIHONOO
N0 LSIX3 HOLYIN

09

“GAL LA ONOD -
3dALENND

AL VM TUTHONOD X3 HOLYIW

] ———7
SQUVANYLS ALIO ¥3d HIVM ozo% s
SQUVNYLS SITOdYINNIN 40

ALID ¥3d NOYdY 1FHONOD

A




EFE )

0°€0

SMOXYY FOVNIVHA GISOd0Nd ONY ONISIXT ~ = — s
w001 200045 (159)

3303 101 801252 008 N
S0 VIO Y LSud0D M NHOHS SYNVEQ OL SBLIND US0WL TINVONY -~ oot
NY1d ONIQVHD TIvO INO 3LVLS ¥IHAOD FIHMLILNO ONY O[OV LN0dll - e
SHIVLS 40 dOL/SHIVLS 40 WOLLOE NOLLYAIN3 30YHO 10dS SUSE 0168
SoET SN 15308
(8410 40 4OL) 84N 40 YOVE NOLLYATTS 3QVHO 10dS 2807168
¥3LLNO NOILYAIT3 30D LOdS 20768
(210N 3SIM¥3HLO SSTINN 3NITMOT4) NOLLYAZ 3 3AVHD 10dS pzsa)
AYYINWNS NOISIAIY TVAY3LNI NOILYAZT3 ¥NOLNOD 0'F —_— g ——
'NOILLONYLSNOD ¥3H1¥N4 OL
WAELN ¥ [ = S—
YOINd ALISNIQ Q3MINDIY OL LOVAINOD ANV ‘JdVHSTY ‘FOVAUNS AdIYOS VIRILNI NOLYAST3 ¥NOLNOD | X3 168
TIVHS ¥OLOVINOO *¥IHLYIM 3SHIATY HO SNOILYH3HO NOLLONMISNOD R
IN3ND3SENS A8 0IGUNLSIA 34V SYIYY 03 LOVANOO A3131dNOD FFHM  €Hh ANIOFTNVId ONIAVHO 301N
Q3HOINW
ANV 0303353Y 38 TIVHS G3IHSIEYLS3 38 OL S AMNL FUIHM SYIY ¥INWO
300¥3 ‘00IN3d ALNYHEYM JHL ONIING ANY ‘3HIND3Y I ‘NOLLONYLSNOD
3HLONMNG ‘SZONVEZ10L 03110348 OL SvaY G3LLN ONY 030083 MOT3 S3ALAV A8 O3ONIS NVId IHL OL INVNSHNd
G115 N S30YH5 HSMEVLSIH ONY MV TVHS HOLOVMINGD  Thh NOQ 38 T INZWAOT2AIA HO NOLLINKLSNOD ‘ONIOVHD ‘ONHYZTO TIV
WLIWaSI Hae 9T \
'SRIE3A ANY HSYAL 40 3384 YUY d33X ONY ‘NOISOY3 ONY ¢ ‘
W3IA3Y N1 HOG | STIZTIE . ANIWNILVYLS AINOIS YOLOVHLINOD '"3IdOTIAZIA "WINMO
D144VL WOYS SY¥Y 03AVHO ATM3N LO3L0Nd TIVHS HOLOVHLINOD 3HL “V'Hh £ UMS0 LS SLIZHS NO dddMS 335
AUVIWANS TVLLINENS/3NSS! TONVNILNV T SI1ON 1O41NOD NOISOu3
SSINMDIHL

“EGZFF Ton3sNaIN T OTZTE wv0
oned  mausen

G314103dS 3HL 40 HONI Z/k SNNI ¥O SN'1d OL 030VY9 38 TIVHS 10SdOL '+
MIINIONI IHL AG ISIMYTHLO
03193310 SSIINN ‘NOILYAIT3 03HIND3Y THL MOT3E ¥O 3A0BY 1004
0£0 NIHLIM OL G30¥Y9 38 TIVHS TI0SAOL 3AF03 OL 3uY HOHM SYRY  'E'E

V103N

40 3115 3L 50 SMV1 FHL HEIONN 30V S1 ININZUNSYAN FFHA INIOd ANY 0 NOLLYAT 13 034053 IHL SILON ONIOVAD OLI03dS ALIO ¥04 ARSI '+
“IMOT38 1004 01'0 MO “NOBY 10O 500 NYHL TOW A8 AXYA LON TI¥HS

Janav i v NOSIERANS |01 14313 30vaRinS GaHSINGA F0VHORNS YAMY SNHYA HO LTS SHL e SILON ONIAVaD SIHOJVANNIN 90 ALD
e P s e 3QVAN S ININZUNSYIN TIHM LNIOd ANY 1Y NOLLYATTS

NVTd SIHL LVHL AdLLY30 ABIUIH | T :
038140S34d FHL ‘MOT3E LOO= 00 O ‘JA08Y 100 00 NVHL FHON AS

AMYA LON TIVHS NOILVAZ T3 30V-4NS G3HSINIA 30VHO8NS ONIGTNA IHL '+ 'Eb
SIONVHTIOL  Eh

"YIINIONT STI0S FHL 40 SINZWIHINOIY HL KLIM 3ONVOHO00V
NI G3L31dIN0D 38 TIVHS STI0S JAVHOENS 3HL 40 NOLLOZHHOD ‘FTEVLSNA 34y
VY ONINY HO 133HLS FHL 40 SNOLLO3S HOIHM ININYZLIA TIVHS HIINIONI
S710S 3HL ¥IINION3 STI0S 3HL AB G3LO3IQ SV SYIMY NI 03T 1400 38
TIVHS ONY ¥3INIONT ST10S 3HL 0 NOLLO¥IO 3HL 1 38 TIVHS ONITION 1S3L
3HL SNOL 5 40 LHOIFM SSOHO ¥ HLIM ¥ONKL 3TXY WIANVL 030YOTY 30INOYd
TIVHS YOLOVHLNOD FHL ‘AVHOENS VIYY ONIXEYA HO/ONY L33LS FHLNO
Q3MIND3Y 38 T1IM 104 1S3L ¥ '3SV8 AUVO3IHOOV 3HL 40 INSWIOV1d OL¥Od  2h

SRIOM M3N 3HL 40 SINFNZHINDIY
JHL 01 HO NOLLIONGD TYNI9IMO NYHL ¥3L138 ¥O WND3 OL 0FHOLSIY 38 TI¥HS
SNOILYY3dO SHOLOVHINOO JHL A8 G3EUNLSIA SY3HY TV 30VH9 LOFHHOD
3HLMOT3E GF1LLIS SVH HO HALVM AG 000N HO DldWHL AB GALLNY
30038 INVH LVHL SYZ4Y TIV HIVA3H NOISOMI ONV Ol44VHL ‘SNOILYAZAO
IN3ND3SEN: Oud 38T N338
3AVH LYHL SY24Y 'SIQVAO ONILSIXZ ONY SINIOA HONS NIIMLIE ¥0 ‘NMOHS
34Y SNOILYAI T3 3U3H1 SINIOd NIIMLIF SFAOTS O STIATTHOHINN HLIM
'SIONVY3I0L G3141034S NIHLIM FOV44NS G3HSINIA HIOOWS ¥ 3QIN0Yd ‘SY3AY
NOLLISNYALL IN3OVIQY ONIGNTONI 'ONIGYSO 40 SLINITNIHLIM SY34Y 30v49
ATWHOHINN TIVHS 3HL Q3131400 38 T (1

103008d

]

08'526="13 LTTUNO_

| 0£SZ8=T3NOLLOE ™

L LISV NOILLTN
o P % %

£

PRI

% D

Eoop %

13341S ISTN T2L€TL

'SIHONI 9 40 HLA3Q WNWININ
v OL 3HSI8YLS3 38 OL | 4L F4IHAM SY¥Y NI 10SIOL QVIHdSIY ‘SIHONI
940 HLE30 ¥ 01 ‘GIHSINBYAST 38 OL SI ML IHIHM ‘SY3HY 10D 1NO8NS
TIVHS YOLOVHINOO JHL ‘SYI¥ ONDIUYA ONY SAYMOVO ‘Savd ONIGTING
40 JAISLNO ‘SVZUY INIWHNVEING NI G30V1d 38 TIVHS 110S4OL SS30X3
WS IHLNO 404 710SdOL Vs
TIVH 3HL'ILS JHLNO NI FTd¥00LS

NV Q30v493¥ 40 GILVAYOX3 ¥3HLYNS 38 OL SYIUY NOYA 10SIOL AVAYOXS 0

NI ‘SITOdYINNIN

0711 SAINVAINOD WIHT10S
13341S 1IST N TZ.

‘3LIS FHLOL TYINILYI TTBYLINS LYOINI HO "HOLOVHINGD FHL
A8 G3L0T13S V3HY NV OL 3UIS HL 440 WILYW 1108 SS30X3 TIV LHOdSNVAL
TIVHS HOLOVHINOD 3HL ‘SLSIX3 VINALVA 110S 40 JOVIHOHS ¥O SS30XI 41 6

708=1SIM0T 344
05'/28=MNN 3ONVYING 344
0'2z8= (NN NYHL ¥3HLO JONVAIN3 T1v) 3N JONVALNG NIVW 344

‘SALIALLOV ONIGGOS GNY TIOSAOL OL
HOI¥d LOZLIHOYY AVOSANYTRIINIONS FHL OL 318V1dIO0Y SIAVHO GIHSINIA
40 Y03HO Q7314 TYNI4 V HO4 FTGISNOJS3Y 38 05TV TIVHS HOLOVHLNOD FHL
S30Y49 ¥3d0Yd HSI8Y1S3 OL NOLLONHLSNOO 40 NOLLYHNA 3HL LNOHONOMHL
SHIVLS 30D 40 404 TTBISNOASTY 38 TIVHS HOLOVMINOO IHL 8

NOILONYLSNOD O1 HORId WAO¥AdY ONY M3IN3Y ¥O4 GILLINGNS

38 TIVHS SONIMYAA NOISIA HIINIONS TIVM ONINIVLZY 0343181934

¥ AB Q343INIONI ONY G3NOIS30 38 TIVHS LHOIZH NI NYHL ¥3LYZD S3dAL
TIVAM 40 NOLLYNISVIOO 8O ‘STIVA ONIONVLS334 'STIVM ONINIVLZY 03S0d0dd 'L

19 1 SYY GINIVINIVHI NI S34OTS WNWIXYIN ‘SONIMVAE FHL
NO 3SIMY3HLO G3LYOIONI SSTINN 1€ 0330X3 LON TIVHS $3d07S 0350408d 9

dnoug ufiisag wnjuawop ‘G3LON FSIMUZHLO SSTINN ‘3OS SSOND XV %2 ONY NI %
GNY 3d07S TYNIGNLIONOT XV % HLIM 3TIVLSNI 38 TIVHS STV 0830780 &

GILON ISIMYIHLO
SSTINN 'SNOLLYAZ 13 30vH9 G3HSINIA INITMOTS 34V SIAVHO 104S 03S0d0Nd ¥

'ALID 3HL 40 SINIWIMINDT LIN¥3d B SININIWINOIY LINId
(S30dN) WILSAS NOLLYNINIT3 3OUYHOSIO NOILNTIOE TYNOILYN 3HL HLIM
NI 0340434 38 T NOILYAVOX3 ONY ONIOV¥O '€
3NN
71108 3HL HLIM SNOLLOZASNI NV SLS3L T10S GIMIND3Y 11 ONLLYNIGHO0D
404 T1BISNOASIY 38 TIVHS HOLOVEINOO JHL ¥IINION STI0S SHINMO
IHL A8 GALTTNOD 38 TIVHS ONILSIL TI0S TI¥ HIINIONI ST0S SHINMO FHL

>

e00z-052.256 weeerzeo | 40 E NI(013° “NOWYAYOX3
BT ovdnoicasmn o ‘NOLLOF¥00 110 “NOLLYHYd3d 3LIS OL GILINITLON L8 ONIANTONI)
91985 N Ve SINOT 15 NOILONMLSNOD SNIQYO 3LIS 3HL A1314N0D TIVHS HOLOVHINOD FHL 2
002 311nS S H1S6 M 1967
d N O ¥ o ‘STLONONIQVYO TVHINTO B LMIOAY TVINOZMOH B0 NVId LS 335 1

‘S3LON ONIAV¥9 Tv¥INIO




0'¥O

NV1d ALITILN

05T BIBNN 1030003

AMYIWANS NOISIAZY

WLLINGNS3 H0e | 9T/
AN NY1d HOe | OTZTIE

AMVWANS WLLINENS/ANSS

TESZFY on3sNaon T GTRZTE wive
oned 2 mausen

103NN
40 3LYLS 3HL 40 SMY] 3L HIONT
SIINIONS TYNOISSIH0Nd G3SNON
AINQ Y WY | LYHL ONY NOISIASEdNS
1930 AW ¥IONN HO 3N AT AT
SYM LHOATY HO ‘NOILYOHIDIdS
“NYId SIHL LVHL AJILS30 AB33H |

103r0¥d

NI ‘SITOdVANNIN “13341S LST N T2L-€TL
13341S 1IST N TZ.L

TOPSS NI ‘SITOdVINNIW ‘20T 31S ‘LS ANZ N T0L
0711 SAINVAINOD WIHT10S

007 0 001

001 2000557 (159)
334 TI0L 991252 (008) n
520 TIVIANOI LV LSHIHAOD AN

71V 3NO 3LVLS ¥3HIOD

HIMIS WHOLS et

UINIS AUVLINYS e

R e —
NISYE HOLYD 4O TTOHNW ®
NISVE HOLYO HO JTOHNW [e]

‘ANIOIT ALIILN

'S3UNLONYLS ¥IHLO HO ‘SNISYEHOLYD ‘STTOHNYI O SNOLLOINNOD 1HOLLMILYM
3HVIN OL 038N 38 LS SINIOP ¥38ANY INIIS3H GIA0YAAY LHOILHALYM
O LHOILSYO 38 TIVHS WILSAS ¥IMIS WOLS NI SNOLLOINNOD GNY SLNIOP TIV S

SHOM 40 NOLLTTVIOO NOdN ¥IINIONT OL SNYId ISTHL LINGNS
any SNY1d LUNE-SY NIVINIVIN TIVHS i
“S3LILLN 30 NOLLYTIVLSNI
LOVAI LON OL SY A¥YSS303N SINIITS NOILYOIMYI 40 NOLVTIVASNI SHL JLYNIGHO0D
‘S3LIILN OL 3OIAY3S NOLLYORRI 0 NOLLOINNOD 3LYNIGHOOD TIVHS HOLOVHINOD €2

“SIINVANOD ALIILLN LVAI HLIM ¥HOM 1V JLYNIGHOD TIVHS ¥OLOVHINGD 22

ONIQVOT D14Vl
0. JEET 0L 1353¥ ONI3E SIUNLONULS
HLIM 0311dVI00 38 1SN SYINMO TI¥ 40 SINFWIUIND3Y FHL "GIHIN0IY THIHM
$3QVaO 0350d0¥d OL GLSNMQY 38 TIVHS 3LvARd ONY 01BN 'SINLONYLS TIV
'ALID 3HL A8 TYAOHddY
LNOHLIM G3LLINY3 38 TIVHS S3HNSOTO QYO ON "SFALL TIV LY Dl44v¥4L OL N3dO
38 TIVHS S1331S O18Nd TV 303IN S¥ SYIOOVT ONY 'SUIHSY14 ‘SIAVOINAvE
"39VNOIS OL G3LINI 38 LON 1N ANTONI TIVHS SIHL "ALID JHLONY (G0 LK)
$301A30 TOHINOD D13V L WHOINN NO TYIINV VIOSINNIN 3HL 50 SININZHINDI
3HL ¥3d G3HSN8YLST 38 TIVHS ONY YOLOVELNOO JHL AS 03AIA0Hd 38 TIVHS
ST0HINOD DI¥EL TIV "LNOMYS 38 TIVHS SNOLLOINNOD INNIAYA TI¥ "ALID 3HL
Fl 3HL¥3d 0INMOYT 38 T ONY SHIYA LIRS TIV 0
'34YLS ALID GNY SYOLOVHLNOD LNFOVIaY
HLIM S3LLIMILN 40 NOLLYTIVLSNI FHL 40 ONITNGZHOS ONY NOLLYTIVISNI ALVNIGHO0D 61
SONIMVIQ

TWOINVHOIW 3HL HLIM SNOLLOINNOD 30IAY3S 40 S3ZIS NV SNOILYOO 3LYNIGHO0D 8t
‘G3TIHA-3H0D 38 TIYHS STHLNONYLS ONILSIX3 OL SNOILOINNOD 21

'NOLLONYLSNOO OL HOIMd ALIO FHL HLIM E?zn_xoou ONY SOMVANYLS
ALIDHLIM NI 38 TIVHS S3T ™ 9

GILON NN “SALMLLA TV ¥ LYV

T¥INOZIMOH 40 1334 01 ONY NOLLYMYS3S T¥OLL3A 40 SIHONI 8L 40 WIVININ Y 'S

“IYLNIQIONI I NIVARELYM

H1d3Q VH1X3 SINITHIMIS WHOLS ¥O AYVLINS OL NOLLYEVAIS TWOILYIA

.81 40 WNAININ ¥ NIVINIVIV OL 03¥IN03 38 AYIN HLd30 Y:1X3 "T3LON ISIMHAHIO
‘SSTINN “NIVIWSZLYM TIV ¥3A0 GRINO3X SI HIN0O 40 13348 40 WIAININY ¥

'S3LON ALNILN DI103dS ALID ¥04 GINYISTY '}

‘STLON ALIMILN SITOdYANNIN 40 ALID

3d %_G NGO
E?m T
-{331 o0l |
Ltiwa 3&5 wzaa
Chawas < |
HOLS 0¥ #ZXH QL LOINNOD

%001
© MdoLS
0PHOS

| —ond.eatie

NVTd TYOINVHOIN
HLIM 3LYNIGY000

3008 TIVA93NNOD
oNging

40,5 NIHLM 0L 3N1S
56l0018T
156L9-8NUS D31

T NOLLO3NNOO.
WOLS SNIGTING .8

NVTd TYOINVHOIN

IYLNIGION 34V SNOISN3LX3 INVHGAH
ALID HLIM 3INYOHOODY NI 38 TIVHS NOLLOINNOD ONY ‘IATYA IdAL INVMOAH '€}
‘G3LON ISIMYIHLO
SSTINN N0 40 1333 031¥001 38 TIVH TN U
‘SNOILYAIT3 03dWNS 1031434 LON 00 NY1d SIHL NO NMOHS
SNOLLVAS13 W4 'STVL30 ¥3d 1334 510 G3dNNS 38 TIVHS SHILLNO NI SNISVE HOLYD
TIV 1334 ¥0'0 G3SANS 38 TIVHS SYIUY GIAvA NI STIOHNYI ONY SNISVE HOLYO 'Lb

‘SNY1d TYOINYHOIW ONY TYENLOILIHONY HLIM JLYNIGH00D ‘SINIT

dnougy ubisag wnjuswop

| 2

2002052256 weeETzESL
Jons 1og soned wEn

002 31INS LS HISE M 1667

DOEW

PIIGTTATS

ONIGTINE OL WNIZ FHL HO4 FIBISNOS ATALYAILIN SI HOLOVAINOD
3HL "LN¥ALOO3 ONIGTING 3HL 40 S NIHLIM OL NMOHS 34Y NY1d JHLNO SAILTLN 0
“NOLLO3S ON3 G341

40 ON3 0L O FNLONYLS 40 HAINID OL HAINID WON FuY NMOHS SHIONIT 3dld
“GALON JSIMHIHLO SSTTNN JdGH 38 TIVHS 3did YIMIS WHOLS TIV

G3LON
ISIMYIHLO SSTTNN (OAc) 3AMOTHO TANIAATOE 92 HOS 38 TIVHS HIMIS AYVLINYS TV

562
3SIMYIHLO SSTINN (di0) 3l NO¥I 3ULONA 26 SSY1D 38 TIVHS 3did ¥ILYM TV

HINMO FHL 40 NOLLOTIA FHL LY
Q30V1d HO Q33 ANY STVAON3 JUNLONYLS WO GIDVATYS 38 TIVHS SONLLSYO

‘SNOILVOII03¢S L03r0d 3HL ANV ALIO 3HL 40
SINWIMINDZY FHL HLIM WHOINOD TIVHS ONY ‘(HY30) YLOSINNI 40 NOLLYIDOSSY
SYTINIONI ALID FHL AG GIMVAd SY NOLLYTIVLSNI ¥IMIS WHOLS ONY HIMIS
AMVLINVS, GNY .NOLLYTTYLSNI 3NIT 30IA¥3S ONV NIVW ¥3LVM 504 SNOLLYOIIO3dS
Q¥¥ONYLS. 40 NOILIO3 IN3HND THL OL WHOINOO TIWHS NOLLYTIVLSNI ALIILN

"YINMO FHL OL 1SOO ON LY NOILONYLSNOD ONINA 030NV

34V LYHL SLLILLN ANY 30V1d3M 4O I3 TIVHS NOLOVHINOD 3HL NOLLONMISNOD
OL HOI¥d SHNOH 8 'SNOLLYOO ALILLN MO (9911-262-008 4O 20004$4-159) .TI¥O 3NO
3UV1S H3HOD. LIVINOD "ILYWIXOUddY 3 NMOHS SNOLLYOOT ALITLLN ONLLSIX3 TIV

SNVId
IHL WO SNOLLVINYA MO SIIONYAFHOSIA 40 ¥IINIONI SHL AILON ATALYIGINAI
TIVHS Em 0L ¥0dd 0dOL ONV

S3LMILN ONILSIXT 40 NOLLYATTA ONV NOILYOOT AdR3A 0131 TIVHS HOLOVRINOD
NOAYT ONY SNOISNaVIIQ TYINOZMOH ¥04 NY1d 31IS 338 1

*S3LON ALNILN TVH3NID

335 NOLLOINNOD

AT (LM NVIRIELYM B E
NiLSIXE OL 103NNOD [ 3 ‘ONITING 3AISNI

ONIdid 404 NY1d TVOINVHOIN
333 NOOY ¥ILYM OL 8NLS

im_\ (3u14) ¥aIvM dia .9

ONICTING JAISNI
ONidld 404 NYd TWOINVHOIW
335 NOOY ¥ALYM 0L 8NLS
(DILSIN0Q) HILYM dI0 7

NY1d TYOINVHOIW HLIM 3LYNIQHO0D
z_m_._:._m 408 z;t_>> oLanis

YX=0a18 ® 317
0, XXx=8n1S @3

5 NOLLOINNGD A¥YLINYS ONGTING 8
9%00°L
TRVINS o,
O0vHOS .

05'526=403
| 08'528="13 1310
| 06478413 JOLI08
vl A

‘AL ‘SQHVONYLS ALIO ¥3d

WHOLS .8} X3 ¥3A0 LONUISNOD
(A3 @1314) 29°028= 31 X3
08528=3y

(A
EEWE
Eﬁ_z«w




e
R ]
- SiN
— _ = 0
O —\-l— — Fats ardHs O S DNILNYTd 3341 SNOYIJINGD 7 SNONTID30
= 1 STHM INGREAYS " . -
________ : = = f .
| Q- unmaminrion —_ Ly e g ismanian
N¥1d 3d¥OSANY st S s P husiiy : w030 e =00
e EE{EBEI!:“:§.|I|.| ..... W TIAMRINGD U
T W6 SHRTINCN IALVIIOIG |n0¢ e
e T e FEES0d M TV 038 NV
oy \& VU DR ST diND T
56 00U LY : 3 vonwowsimoneiiins — G MINWY e ™ ¥
S5 oY o RS o e B0 ONY o3 v T
U ‘oA LB TR Y B %
B NEEHEREAS ONY SONCII30 (350408 Iy ey
3 o
ST CARINY OV SIS 40U NY M O THOB0E p —r
25~ FUORAS T NGROEIAT T AJONYD 36000 LM per e i
0
e i i A BV CIHSNE AL MO 272 1Y A HINDD B4
i e RIS T 40 EMLNYIY 4L NOTIN ;
et vt B N DAL W o o gt e S i WO N D T TS AN ™ 8
S— T s —| 39 CRYE QO VL VD GHSHe WOTTTEA 23 30 TIVHE S8 TVDNTY 0
AV T LLINENSENSE! R TS Pl r!au..g ST a
sy — (AN ML AL GV IO
FHRY owmman ST v TN LSOOI TYESY WY IdS0N) AN A DRI IV 5 T
LN = aNIoal TAOUNVD ISOLNYG OHINO NOMVHLOT THISITED WINLY S =]
% gﬁﬁsﬂﬂﬁdﬁﬁi&igﬁi TS WML oA
40334 5 TVHE HOLOVHLICE THL i Y e
e 3 8w 8 45 B TIVIHILVI LNV 1d 34¥5 HOLVNITIOd 0 LITAUHTY SOSONY] 3K HLM G3IVIOHO0T 30 TVHS INGAANCE TH2535 —
e e £ NOUEYO0T LG S3003 OO GNY WNCLYN Bkd 30 TG ONY SCHVONVLS
S G s B o e AVARGD ALTLIN TI0T B3 35 TS NOUYTTVIEN ONY INGRETCA TS 9 e wos o o € - e
o e : i R st et S -
o B, e L s TS LTS 0o — e T T - i NI
QOB SN IT 00T [ 4S9URT e e — e =
m T TSNV 4O £5 00T 1 e A T T ety HERONN D oL wons ~ T e LT &
EEEEEEEEE I A1 TR S2AVA ™ " 8 w t L L Tomcemes v LT T —— S
e 4 o LY LY MO LML S0V THS KIAD MY 3 T T Lt .t s, v wowe [ ] [
L SoNEN
“NOLWKING CELLYOE NY W —r ——— N e e -
5 NOLVTIVISN AN A0 IUSNO
e (WSSO LIV INDESI W ) 5o SAvIEENYY L AR YACHIY CNY MEASH 04 SOMMVHD dOHS wivwnns  SUERNE 100 e N HORNIO8 S T W
UV 0I0Nd T SVHTWAOSEROSTN B NOUYDR LNSNS THHE MOLIVHINGD SHI CRLVDMM ATV 3 TS S Tl 1
d m - 31 AD 45 KR E W ¥ wet “53LON NOLLYDIHY Lt d
. @ a I 45 LR WS ¥ w0z L]
o
w % |N- — YIHY 3AVISONYT = S N30 40 0L _“‘ﬁﬁ
m W W = SOTETL = 4SODS'EL 33 - SN L
w S
i Q|2 = VS N3S0 » FOVEIADO SHKTTING =
g 0O|R w NOUYNIIYD VIHY 34VDSONVI CHSOR0Hd | 5 3 FHH - NECVD NV
= = g I_ | w — - = 0 MOLIE
2 e o b B Ha o
e w ‘SNOILYINOTVO 3dvOSaNYT | _a..,lm . y ! 3 ; oy
B o R~ c
= = m UG NOUYTIISN O SO MM IO DNORD , s j 16
5 m|é m TADHAY TS o - o - ﬂ_ 4
EWwm|s m Lol i
~ | 2T B 04N ML TIVHS MELLSAS M 3 NOLLY LGRS Tid 0 HON INO | 4o A
E — ‘OHRHIATEI0 0 T 38 ONY SOVHEIAD V3H 0L CY3H 30AHd TIVHG MILSAS L+ o e > s
[l 3 Tt ATIY 5 M » e
o = VTS DY | i ¥
A2 NOUYOIED3dS -3 A S
SIUINLIY NOUITHIENDD AL 3OS RV Y
LG4 ESCION SV 1L UL N 556 = i
BNV EHOLVHING SIVIBINT T o Pt — e
s |
SILALIV BEGLIVHLNGD 1 .\ e}
BTSN TV mam-n — o} 1 P
-
19 TV i - 4/
diovasss L |
4 48 WA OHY NIATH H04 SRS OWY SR 10 NOLYDO VN T34 3HL L | eusnus e ' o0 | — ﬂ | 1
14 TDA¥LS TIVHS HOLSVHLNGD ‘BMOTHUM OV S00G ‘ST1103 SALINN AN 1 | F - |
NOLYI LGS L .I,lr_x T o 7 1 |
I |\1‘ﬁ !:.4 1 Lal |
i LR u.. s
! Tl | /1 L = \MA \L.M ./ \Llf\ wwh- _\..T..J\ N-\\\“ e vos ' !
FUVD HOUT IO TWUNVLSENS - g Yt P NP
| & i r s !
e e T ,._&. —= iul\u. INE e — ot _ o VIt
LI .. : hIm ...I_l.t.E\llA. .%II %l : ~ 4
N N A N T R S A lvdi!,..__bpf . 78745 57
S [N X — RSN AT A pex /A
OO TNYLITIN 0 AT 04 TR - IR PAL | Y el . \ opiw ptese L oi-g ._ﬂni }
g a8icie 20-1 a8 D8 A 301 -1 SEBHAD COTRHS -
=1 ] P Mgz - o AL TN S AD (BOTEME ) .Ex:i!w!ug o~ - o4 -
1 s i PR e 01
DMIDGE TS
i y
BACHY 0L HENMO DHYIRONY] MBY LNINTIAACD. - :
Qa3 60 38 03 L,
hipms e
S3LON 3dVISONYT




NI ‘sijodesuuiy 1981S 1S| N 122
Buipjing yuswpedy Ajwed-Hin
sjuswipedy YUON j9a.3S ISl 12/

w=yos)
N

dnosp uBiseq wWjuewop

4568 *300Y YOLVAI13 40 dOL
W08 *300H 3ISNOHLN3d 40 dOL
WL 4008 AYVININd
3049 3A08V LHOIFH ONIGTING
S3IHOLS 9:S3RHOLS H0 ¥IBNNN
€= 45 /16'56 /45 $20'0Z1 *OLLYY Y3 ¥OO14
45 216'Ge VWY LIS
V€D 'ONINOZ

%030 4004 TVILNIAISTH NOWWOD :H00Y

SLINN VIINIQISTY OO HL9 - ONZ

S1407 1INN V34V NOWINOO TVIIN3AISTY ‘3OVAVO ‘ININVZZIW HOO4 1S1
SLINN dN YT¥M ‘Y3dY NOWNOD TYIINIAISTY '3OVHYD 400 1SH
39VHVO ONDRYYC 30VHO MOT38 40 ST3AITZ IM 3AVHO 3A08Y SIHOLS 9
SLINN INJNLYYAY 721

LORLSIC ORIOLSIH ANOHLINY LS

€ QYVM TIONNOD

'GOOHYO8HOIIN dOOTHLHON

'VLOSINNIA ‘SITOdVINNIA ‘HLYON 13341S 1SI 122

‘AYVINNNS LNINdOT3AIA

[ 9V/STI0 [ NV1d 3dVOSANVT]

011

9LISTH0 AaQnLs >>On<:w7 VY|

9LISTIH0 SNOILYAIT3 ¥ORILX3

9LISZIH0 NYd 4004 3 ¥O0014 157 Viv-

*X3ANI L33FHS

Q3HSINIINN- 4NN AVM 0 LHOIY- AVIHY3INO- HO LH3ANI- ANI 30V 1d3dId- d4 3S1N0O- ile]
°.°< - ONILOOH 40 dOL- 0L GNVH LHOI- ¥313WvId 34ISLNO- ao INI NOILYAI13 4OOTd G3HSINI- 334 (SNO) INNIINOD-  INOD
TWOIdAL- dAL 30V MO0 GNVH 311S0ddO- HdO NS UORIALXI- 13 NOLLON¥LSNOD-  LSNOD
avaul- n FONTHILRS 311S0dd0- ddo al H31000 ¥3LVM ORILOFTZ- om3 LINN ASNOSVIN 3LTHONOD- nno
| TIVM 40 dOL- MoL NIVHQ 004+ ONINIdO-  ONdO TONI TANVd TYORILOTT- TNd 0313 3IONOCO-  ONOD
8v1S 40 dOL- SOL IV NINLIY- YILNIO NO- 20 aH NVd LSNVHX3- 43 (30NV) ¥v310- ¥
133HS ¥3100 3139ONOD 40 dOL- 201 SNIava- H3ANNN- OoN VLNOZIHOH- HOH NOISNVdX3- a3 FL OINVaIZ0- 1D
LIINI QUVA- IA SSANMOIHL- SIHL JUL ANV 3708 OL LON- SIN VL3N MOTIOH- WH LNIOF NOISNYX3- 3 ONIED- o1
NIVHA QEVA- aA (V1) AYLINWNAS- WAS 310d ¥3MOd- LOVHINOO NI LON- QIN dVOIONVH- OH ONILSIX3- 1s1x3 NISV8 HOLVO- a0
LNVHOAH GaVA- HA TVINLONYLS-  LON¥LS 3N ALYIO¥- SNOINVTIFOSIN-  OSIN 1HOEH- 1H 1SNVHX3- HX3 30VId-NIFLSVO- did
v|o|D 3AIM ‘HLAIM- M NIVYQ WHOLS- as 1SVO3dd- VL3N N ONINOILIANOD ¥V WNO3- 03 TIVM 40 WOLLO8- mosg
W. W We. Old8vd 3HIM A30T13M- AMm 713318 SSTINIVLS- uss HONI 3¥VNDS ¥3d SONNOJ- ONINIJO AYNOSVYIN- oW /NOILYTILNINONILYIH- OVAH ¢ qo:<>w1_w1 13 Wo1108- lo8
g12(8 LNVLSISTY ¥3LVM- UM 3uvnos- os 1004 VNS ¥3d SANNO- AUNOSVIN- svn UYMQHVH- MaH V)ORIOINF 10373 ONMOOTE-  ©318
z|2|> ONIJOOHdYILYM- dm SNOILVYOI4IO3dS- 03ds 3AIRHOTHO TANIAATOG- FHNLOVANNYA- RSBl UV8 GVHO- a9 NIVLNNOS ONIMNING- 40 HYVIN HON38- we
HEE ¥3LVIH YILVM- HM 3400 oS- o8 Q3Lv3dL FAINSSHId- JTOHNVA- HA HOLOVHINOD TWHaNTO- 2 ONIMVG- oma 3Lv7d ONRV3IE- 1d8
HEIH 135070 ¥3LVM- om YINIS- WIS 3LV WIRELYIN- W QIZINVATVO-  ATYO LNOSNMOT- sa ILVAIXOMddY-  XO¥ddY
= m 2 aoom- am YIMOHS- YHS 3LYNIWYT OILSY1d- 1HOI- 11 39NVO ‘JOVO- vo ¥00a- ¥a WNNINNTY- wWnv
g 4008 NYHL INIA- HIA ONIMLY3HS-  OLHS INFWIAVG- QNVH L3371 H LNVROAH Jl- H3 NOISNIWIG- wia 103LHO¥Y-  HOWY
AVOILLY3A- L¥3A 4713HS ANV A0y~ SBY NOILILYVd- AYOLVYAVT- AV NOILYANNOS- anN4d Y3LINVIa- via Y0014 A3HSINIA 3A08V- EEV
3SIMY3HLO GILON SSIINN- ONn ONIN3dO HONOY- oy TV ILYNINYT- W1 ONILOOZ- o4 Iv130- 110 3781SS300V- 20V
TUNRIN- an WOO¥- Wy ¥OOQ AVAHYINO- 1sior- 181 NIVRIQ ¥OO T4+ a3 LNIOF TOHLNOD- o 3n08v- A8y
= eoipuer
g o
[ 55vuvo 3awd MoTaE|
7))
C FNCHOS NG
us]
3 71185 NW INvd 1S
(@) £ e S i 91495 NI ‘Yivd SINOT LS 08l 3LINS
d ”—— 133418 H1SE LSIM LEBY 3AV N3AdWVYH N §92
E V YPEE-ELT-€9L M3AVd LIV €€85-658-C19 H3INVH 3SS3r
=
- dNOYO LIS TIAID dNOYO NOIS3A WNLNINOW
o o
Pyl " . g G
s N *1LO3LIHOYYV 3dVISANV 8 "ON3 TIAID +103L1IHOYV
[4S 69K1Z. ~
. oo e LOYSS NI “SITOJVANNIN
S e et \ L0¥SS NW SITOJVINNIN 20131NS
T 133418 1S¥Id HLYON 001 133¥1S ANZ N 10L
oo mai
| W TS a0 3SI08 INTFTUVHO 9LV6-865-219 AMNESNND 1¥ND
Tt
S ANVdINOD ANV 3SIOY 'SS3H S3INVdINOD NIHT0S
n
INVLTNSNOD TVIORIOLSIH *d3d013A3a
6L'L =SLINN ¥Z} / STIVIS 222 ‘ ‘
I OILYA NDRIY

SININLYVCY HLYON 13341S 1S¥I14 T¢L




L

NYd
3NINVZZIN
B ¥OOT4 IS

Jaquinp j08loid
Seq NWanS g
Ul loid

6505t
N
Har
oLszIv0

d3ado
d04 VLLINGNS

NI ‘stiodesuuly 19935 1SL N 122
Buipiing yuswpedy Ajwe-niny
sjuswpedy YyHON }93.S )siid 122

dnosp ubiseq wyuawoN

HLYON 133415 151

e
NV1d 3LIS /NV1d 40014 1S}
(T
0
=~ ~ N ~
N N
N ~_ ~ N /
£ wizaT 33 Ao, n N ~_, - 2 (0
i _ 3
0 ﬁ . u\ . o o lj n‘n ﬂ AIM - IM B ane 0-0 o 0 5
= . T < _
, : N T
| | ome | o7s || o7 | 073 | g2 || 071 | 070 | 086 || 085 | 067 | 068 023 | 0224021 | 020 | 010 | 018 | 097|016 | 0f5~| 014 | 013 | 012 |2
e cle cleclle clele clelec cltelefec|eyc|ec|ele]|c]e]|cH
LLNA (dAL) =~ ~ -
a ER oD, ~
| N N =~
JowvoIaviO MOTIE |7
\\\\\\\\\\\\\\\\\\\\\ ]
4 oz
- T
= %W T —
B §E§§ fiae ~ i
1T~
L = -
06 ) I 7 !
AMd T
< By |
2 os2 | 031 | 030 |
o028 | 028 | 27
I < c z |
T I
7 W
ooy [8_| J9VHYO 3avH9 3A08Y v |
[ oLnvoa & =t se
| |
I
i |
L |
| pree ) |
| Wi Wi ‘NN Wi’ ¥iin ”
a ~ N [~ pal LN |
AAAAAAA =B T - e = S St
L s ] ry
N 2N
o =
v
o=
NVY1d 39VHV9 3aVY9 IA08Y 8 ANINVZZIN
g
I I
L_T 065 || 084 | 083 | 082 || 081 | 080 | 08 || 088 | 0s7 | 088 I
cWclc|lelclelchel|le]|c
7 Jr— o 7
| |
[[ = | sn 7
. » % |
e I
7 OO | 200 | L emon | 890 | 890 | 050 || 150 | 250 | €50 || +50 | ss0 % o 7
— .
2 | . I
ol S  I— | IL |
7 4 |
044 | 043 | D42
pal |
! T L ] L] " . |
.|:. 2. 1X30LMNO ———— T - s
I Lole
# TV ,
! o !
— N . P P mm |
+— H:\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘\\‘F\\l’
T




(39vavo 3av¥9 MO138) NV1d 80014 2

SNv1d
39VHYO

d:
FERE -
FRERE] ~
2|59
z|2|z
E N - D
A
g
3
| % m%im
7 208 207 | 206 206 | 204 | 203 202 | 201 | 200 189 | 188 | 187
,w
[
nn\v 7 %ee | \oz | OZT || 6bT | ®LZT || L2 | 91T | SIT || ¥IT | €42 | 2lT LiZ | Olz | 60T
S | €} )
W ~ r
o= f R
°3 | O |
EV 150 mw 151 152 153 | 154 | 155 158 | 167 | 158 198 | 195 | 194 | 193 182 | 191 | 180
I 188 | 188 | 187 |
= , &6 g el el
o) a "§
S e o
X [ - & ,
kooan - ,
| — |
El 2
p @ oeL | 18l L |
b 851 | o8l | L8l E<13 £9L oL S8l | 891 | 81 891 | 88L | OLL (Y13 (A1) €LL | WL | SLL | BLb L | 8Lk | 8L z8l | E|L 30M38 |
| . d 4 ha-a-i
—

S |]+] -

0% 187
(ar)
58

130
c

138
c

188 [ 132 | 181
c c c

c

NI ‘stiodesuuly 19935 1SL N 122
Buipiing yuswpedy Ajwe-niny
sjuswpedy YyHON }93.S )siid 122

L3 8Fk | L¥1 8wl | ¥l | ¥k eVl | 2L | bPD [rid3
7 -
|
180 mm 088 | 089 080 | 001
1 118 | 197 | 118 |
* r c < < N
T = 0= |
3
LIX3H00H 7
5 LR
; 3
B e — 250 wa | |7 !
N0k oz [
— |
B 2 2
0L | OLI % |
esl | oL | 1ok e v80 | 980 | 960 || 260 | 860 | 660 || dob bob ||| 2ot | €0k | pOb | S0 || 00 | 204 | SOL BLE | 2 - I
F ol htacars L

dnosp ubiseq wyuawoN




oy

SNV1d ¥OO14
HLS - AN

FIEIEIE]
slgla|g
23 o @
2 (=2
z|2|z
ENERES
EAERH
g12|5
Slo|e
-8

&

glz|gl2
HEEE

d3ado
d04 VLLINGNS

NI ‘stiodesuuly 19935 1SL N 122
Buipiing yuswpedy Ajwe-niny
sjuswpedy YyHON }93.S )siid 122

dnosp ubiseq wyuawoN

b=

NV1d 400714 ANOJ3S

91iNn

{iikn

Wi

Wiikin

]

Z{“‘

i

Jroal

!am\)ws

Jifin ik

9likn diikn glilin

08

b=

(¥3IdAL) NV1d 4004 H1S ® ‘H1p ‘Q¥E

Sthn ik
A
7 . J i
1 e
I " Vi i il i Wikin
7 §2 -
i A N D D, D,
| BT
i T N| % N| %
[
[
7 Siikn difin ik Sikin il e difin
|
I




<!

NY1d 4004
2 ¥00T HL9 o
NV1d 50074 HLXIS
EIEIEIE
2 |3lg|®
SER 'y
FEE
B | I
] |
HEHE | - 39NN !
| it s |
| ) 0 % e A e A s R |
—|— |
@ 7 _ﬂn |
"
2 | i i i i o |
o= — p
23 | T |
m W_ I it A D _l D _| D _| I I
O~ | = I
n —Dl N % N| % ,
o L U]
| N |24 |
’ | % |
I i | o d s i . i i 7
[ |
—
I — T T T e —— ||
e
— NV1d %03 4008

0304004

NI ‘stiodesuuly 19935 1SL N 122
Buipiing yuswpedy Ajwe-niny
sjuswpedy YyHON }93.S )siid 122

dnosp ubiseq wyuawoN




°-N< - k=8 Lrh=8€
ro— JOVNOIS AYLNI LNOY4 NOIS 3aV18 TVIIdAL

SNOILYAZT3
peEINE]

108}Y2IY 1sloig

o
Ey
3
)
g
g
El
o
S
&

2L

=
SJONIAISIIISSE N F@Em :

T

A}

729 N 1st St | 4

RESIDENCES |

NoIS 3018 G305 0L —

=
NOILVAZT3 LSIMHLNOS

o
NOILVAZT3 LSYIHLNOS

d3ado
d04 VLLINGNS

ooooo

mﬁﬁmﬁ
CPPPPR

140700 (03LYONEH00) 13NV LI

o4z
NOILVAZT3 LSIMHLYNON

NI ‘stjodesuuly 1981 1S| N 122
Buipjing juswpedy Ajwe4-Hin
sjuawiedy YUoN Joas Isid 122




dnosp ubiseq wyuawoN

NIA ‘siiodesuuly 198)S 1SL N L2/
Buipiing Juswiedy Ajiwed-niniy

sjuawedy YLION 39318 Isiid 122

JaquInN jo8foig
a3do SeawS TR
04 TvLLINENS P 0

EXTERIOR
COLOR
ELEVATIONS

-A21

10"

NORTHWEST COLOR ELEVATION

SCALE  1/16"

@

o

NORTHEAST COLOR ELEVATION

SCALE  1/16"

@

—To

SOUTHEAST COLOR ELEVATION

SCALE  1/16"

@

T

SOUTHWEST COLOR ELEVATION

SCALE  1/16"

®




dnoso uBisaq wusLo)

v NN ‘sliodeautiy 19915 351 N 122 —
}. . Buipjing juswpedy Ajjwe4-ninpy a3do 912 HuGNS Hwiad

108)1yoJY J08l0.,
> sjuswipedy YUON 3199438 3Si1d 122 04 vLLINENS e

PERSPECTIVES

—
-A2.2

EXTERIOR

RENDER @ 8TH AVE.

NOT TO SCALE

A~

-
w
w
o
-
(2]
=
(2]
~
-
(2]
<<
w
[+
w
[=}
=
w
o

E:
3
e
E
5
g

NOT TO SCALE

-\ RENDER @ WEST ELEVATION




dnosp ubiseq wyuawop

pe

v

RDFLOOR
%

NI ‘siodesuuly 19915 1SL N 122
Buipiing yuswpedy Ajwe--niny

sjuawpedy YLON 39anS IS4 LZL

d3ado
d04 VLLINGNS

6501

ar

94/SzIr0

JequInN 1o8foid
sleq Nwans yued
oeUIY osfoid
ajeq

PENTHO

RDFLOR

130718

_2NDFLOOR
e
MEZANINE

ez

— _ELEV ROOF
w6
USE ROOF
& o
_ _RooE
B "]

S

|
| N0

_ISTFLOOR
]

;

510 AL

_1STRLOR
e

E LEVELS)
RN

2 g

PANEL
ALUM,BALCONY ——

(GLASS GUARDRAL

STL CHANNEL — |

ROCKFACE CMU BLOCK

RECESSED 3"

| — FigeRGLASS WiNDOW

D STRUCTURAL

SCALE 18" =1-0"

I
@ ENLARGED SECTION @ BALCONY

EXAMPLE BALCONY DETAIL

GARAGE LEVELS

_ISTELOR

T w5
EVELS1
Tl

SCALE

@ ENLARGED AXON @ TYP. CMU RECESS

oo A

17138

FLOOR

T VETALPANEL

WINDOW HEAD

4 BRICKBEYOND

3]

L8

WINDOWSILL

@ WINDOW @ METAL PANEL

SCALE  1112"=1-0"

@ SECTION - TUNNEL PROXIMITY (A)

ATHFLOOR
T3

VEZANNE

SCALE 18 =10

— _ 2NDFLOOR.
RN

4 )
N

| \—Mﬁ
I
R
‘ ’*\Tﬂ
e
H =

1STFLOOR
100-0

(GARAGE LEVELB1

]

by
|

[ =TT

WINDOWSILL

RESIDENTIAL

RESIDENTIAL
RESIDENTIAL
RESIDENTIAL

RESIDENTIAL

WINDOW HEAD
SCALE  11/2"=1-0"

@ WINDOW @ BRICK

LAY

SECTIONS &

- ELEVATOR

=]
=
S
]

(<}
—
(&)
L
(7]

®

TUNNEL PROXIMITY (B)

SCALE  1/8"=1-0"

SECTION

®

SCALE  1/8"=1-0"

@ BUILDING SECTION




%Sy =4S ¢/ / 4S 8¥¢ IYNLIV
%S 40074 ¥3d 318VMOTIV

NI 30VAIMO0Y %S) NOILVHVd3S 3414 51> ANV 0)<
MOIHE %cS J34I™NIFILS ATTN4
TANVd V1IN %EE SONINIdO A319310ddNN F1aVMOTIV

W0

NIND 30V4A4O0Y

(30v4¥ad 4s81)
SN9IS 3avd
__Ol_m X :Ol.@

40014 1S1

HINHO4SNYHL
«0-.0)

ININVZZAW

«0-.0¢C

00714 ANZ

W0-.0€

¥00Td a¥e

—.O B —N.v

HOOTd HLYy

{0 - £

YOO HLS

—.O - —vo

YOOI HL9

1 40102 (@3LyONYH0D) 1INV TvLIW
.0-G.

4004

0- 68 | ¥0700 “(S31¥3S VL13A AV10 YNN) HLOOWS “TANVd TVLIW

¢ @ ¢ ¢ ¢S

4004 HIvLS

||0 - 18

..0 - |9



dnosp ubiseq wyuawoN

v NI ‘silodesuuly 1e8iS ¥s| N 122
‘e Buipjing juswpedy Ajwe4-Hin I I
> sjuswipedy YUoN 39S Isiid 122

d3ado

d04 VLLINGNS

6505t

ar
94/SzIr0

1aquInN J08f0g
sleq Nwans yued
108}Y2IY 1sloig
ajeq

SITE CONTEXT
IMAGES

-A4.0

EXISTING SITE FROM NORTH
EXISTING SITE FROM EAST

CONTEXT IMAGES

EXISTING SITE FROM WEST




dnosp ubiseq wyuawoN

1.5 HOURS BEFORE SUNSET

NOON

1.5 HOURS AFTER SUNRISE

NIA ‘siiodesuuly 198)S 1SL N L2/

o 1221 puz

b SN

gy

65081 JaquinN 108/01d
Buipjing juswpedy Ajwe4-Hin a3do oo R § :
Har PayyoIy Peloid Y
sjuawpedy YLON 10aiS ISl L2/ ¥O4 TVLLINGNS En =l b <
LZ3aNNe 12 43GNILdIS / HOHYIN 12 ¥3aW303a




ubs/uno 98
181IS/3WN|OA
T°8 dv4d
6T6T 1eaA

ubs/yno g4
181IS/8WINjOA
9°'G 14v4

9T0Z ‘02 |udy

ubs/uno g9
-9)IS/BWIN|OA
0°'G :¥Vd ane
0Z6T :JeaA

~ P
© =
o &
a1
~d
1S 1ISTNO9T. N 19911S pJg 809 N @AY uoibulysem 0T.
Buipjing eosey Buipiing saded e ‘buipiing sxyJomiooel)l
£y
9 saLI0IS 9 selolg 9 :seL0Ig G'9 :seL0Ig G'g ;S80I ] :S8L0IS ] seuog 9 :S8LI0IS 9 ‘6 :S8L0IS
9TOC JesA G88| esA 0061} Jes A 0061 Jes A 616} JesA 0l6| esA 0lBl JesA 0c6 | JesA 0C6 | Jea A
siuawiredy 109g syoT Buipjing Buippng  swowpedy uojBuiysepm :Buipjing
leey) Nlemianry eose}| Jaded Yje4 weydo) ayyL L0L S)Jomiojoel |
: I - WEETEE T o ]
QB
—L
| Ql»
Q

:sBulp|ing 9LI0ISIH YUON 190.1S 1Siid

sbuip|ing ouo1siH doo yuoN

uosiiedwon Hy4 ¥ swn|oA ‘1ybisH



ybs/yno 291

19NS/BWNIOA

6°9 14V’

002 :1ing Eo\ﬂ
’

€€ Y'Y
9 sal0IS
9T0Z :JedA

sjuswedy

ubs/uno
Z6 91S/3Wn|on

.86

N IAV HLp TTT
S1o1 puels| Yooy

8 :Sal01S 8 ”mm._HMww / :S8l01S
700¢Z -Jea) 000z - A TOOZ :JeaA
syoT Buipuen SO

abejuoH Kespun

9T0Z ‘02 |udy

ubs/uno
/8 19US/3WN[OA
8'9 dvd
S00¢ -J1esA
=
© N
IS N
N 1S Y 0cL 9AY Y19 N G¥E
s}yo1 022 S)Ok]S usaunjoog
/ 1S9M01S OT Seu01S 9 :S201S 8 :1S2l01S
S00Z -deaA £,00¢ -lesA S00C -J1eaA S00¢ -deaA
SHo1 S$)oels
K1\ usunjoog

AS

SHO7 0EL

.0ST

:sBuip|ing pa1onJisuo) AimaN YUON 188418 1Si4

sBuip|ing pa1oniisuo) AimsN dooT yuoN

uosiiedwon Hy4 ¥ swn|oA ‘1ybisH



@
G M ' I I C Gunsbury <curt@solhem.com>

721 N 1st St Land Use and HPC Application

C Gunsbury <curt@solhem.com> Wed, Mar 9, 2016 at 11:05 AM
To: Council Member Jacob Frey <jacob.frey@minneapolismn.gov>, "Dvorak, Hilary A."
<Hilary.Dvorak@minneapolismn.gov>, Jesse Hamer <jesse@mdgarchitects.com>, Charlene Roise
<roise@hessroise.com>, C Gunsbury <curt@solhem.com>

Bcc: Jason Lord <jason@solhem.com>

Dear Council Member Frey:

Please find below the summary for our proposed multifamily development at 721 1st Street North, and a
description of requested variances and conditional use permit.

Project Description:

721 First Street North, Minneapolis, Minnesota

We are proposing a 124 unit multifamily building consisting of eight stories and approximately 198,199 square
feet. The new building will be constructed on the site of an existing parking lot. We are expecting to break ground
in July of 2016 and complete construction in the summer of 2017.

The existing site:

The proposed project is located at 721 First Street North. This site is in the North Loop neighborhood, Council
Ward 3, and part of the St. Anthony Historic District. The site is zoned C3A and made up of one lot. The existing
neighborhood is transitioning from industrial to residential and commercial uses; there are presently many
residential properties near this site including several new construction projects and several historic rehabilitation
projects. The proposed project will replace an existing asphalt parking lot. The combined site is 35,917 square
feet (.825 acres). The existing pavement will be removed for construction of the proposed building.



The proposed building:

The proposed building is an 8-story, 124 unit, market rate apartment building, with one and a half stories of above
ground parking and one story of underground parking. The total gross proposed building square footage is
198,199. There will be 230 parking stalls in the project, a portion of which will replace the lost parking for the office
building across the street. The parking ratio for the building is 1.86. The FAR for the building is 3.3. The eight-
story building will be constructed of wood framing and concrete.

Proposed architectural details of the new building:

The building height and street front elevation will imitate and complement the scale and massing of the nearby
late nineteenth and early twentieth-century warehouse buildings in the vicinity. The ratio of total building height,
and total building volume to the site, is similar to many of the iconic warehouse buildings that define the
Warehouse Historic District and the St Anthony Historic District. The active-use first floor and second floor will
appear as a one-story base that creates a street front presence similar to that of the neighboring buildings. This
area of the building will use a metal and glass window system surrounded by modular brick. The upper floors of
the building will be clad in brick and metal panels. The building structure follows the historic typology of
warehouses throughout the district where the structural frame takes prominence on the exterior. The structure and
in-filled skin will be clad in brick, concrete, metal, and glass -- traditional materials found throughout the
neighborhood. The 8th story is a mechanical and lobby area for the rooftop patio which will step back significantly
from the 1st Street facade.

Proposed site work:

The site is approximately 35,917 square feet. The first floor footprint of the proposed building is approximately
26,685 square feet. The building will have a public entrance off of First Street North. The building will have a
parking entrance off of 8th Ave North, and the existing curb cut will be eliminated on 1st St N. Landscaping will be
consistent with other buildings in the North Loop and include boulevard trees, boulevard plantings, and a wide
pedestrian-friendly sidewalk.

Proposed variances and CUP's:

The project will require a variance for number of parking spaces and for compact spaces. The parking ratio is 1.86
stalls per unit. The compact ratio is 37%. The project will require a conditional use permit for a height of 90’. The
project will require site plan review.

We are seeking a conditional use permit and variance in order to develop this site in a manner consistent with
long-range planning and historic guidelines for the city and neighborhood. We share a common goal with the
neighborhood in that we intend to create a project that is thoughtfully laid out, visually appealing, and in line with
historic district guidelines.

The building will use high quality, long-lasting materials typically found in the neighborhood.

Our previous developments have met many LEED requirements and include the first LEED Gold apartment
building in the city. 721 N 1st St will be built to a similarly high sustainability standard as our previous projects.

The streetscape landscaping, transparent first floor, and strong street presence will provide an inviting pedestrian
experience and greatly enhance the public realm along 1st Street North and 8th Avenue North.

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

Please let me know if you have any questions or if you'd like to meet and discuss.

Sincerely,

Curt Gunsbury

Curt Gunsbury



Owner

Solhem Companies
701 N 2nd St Ste 107
Minneapolis MN 55401

curt@solhem.com

612.598.9416 direct/cell
solhem.com | soltva.com
solhavn.com | cozeflats.com
coming summer 2016! noloflats.com
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G M i I l C Gunsbury <curt@solhem.com>

'721 N 1st St Land Use and HPC Application

C Gunsbury <curt@solhem.com> Wed, Mar 9, 2016 at 11:06 AM
To: "Decker, David R (david_decker@uhg.com)" <david_decker@uhg.com>, "Dvorak, Hilary A."
<Hilary.Dvorak@minneapolismn.gov>, Jesse Hamer <jesse@mdgarchitects.com>, Charlene Roise
<roise@hessroise.com>, C Gunsbury <curt@solhem.com>

Bcce: Jason Lord <jason@solhem.com>

Dear Mr. Decker and North Loop Neighborhood Group:

Please find below the summary for our proposed multifamily development at 721 1st Street North, and a
description of requested variances and conditional use permit. As you know, we've met with your group already
and we are grateful for your letter of support.

Project Description:

721 First Street North, Minneapolis, Minnesota

We are proposing a 124 unit multifamily building consisting of eight stories and approximately 198,199 square
feet. The new building will be constructed on the site of an existing parking lot. We are expecting to break ground
in July of 2016 and complete construction in the summer of 2017.

The existing site:

The proposed project is located at 721 First Street North. This site is in the North Loop neighborhood, Council
Ward 3, and part of the St. Anthony Historic District. The site is zoned C3A and made up of one lot. The existing
neighborhood is transitioning from industrial to residential and commercial uses; there are presently many
residential properties near this site including several new construction projects and several historic rehabilitation
projects. The proposed project will replace an existing asphalt parking lot. The combined site is 35,917 square
feet (.825 acres). The existing pavement will be removed for construction of the proposed building.

The proposed building:



The proposed building is an 8-story, 124 unit, market rate apartment building, with one and a half stories of above
ground parking and one story of underground parking. The total gross proposed building square footage is
198,199. There will be 230 parking stalls in the project, a portion of which will replace the lost parking for the office
building across the street. The parking ratio for the building is 1.86. The FAR for the building is 3.3. The eight-
story building will be constructed of wood framing and concrete.

Proposed architectural details of the new building:

The building height and street front elevation will imitate and complement the scale and massing of the nearby
late nineteenth and early twentieth-century warehouse buildings in the vicinity. The ratio of total building height,
and total building volume to the site, is similar to many of the iconic warehouse buildings that define the
Warehouse Historic District and the St Anthony Historic District. The active-use first floor and second floor will
appear as a one-story base that creates a street front presence similar to that of the neighboring buildings. This
area of the building will use a metal and glass window system surrounded by modular brick. The upper floors of
the building will be clad in brick and metal panels. The building structure follows the historic typology of
warehouses throughout the district where the structural frame takes prominence on the exterior. The structure and
in-filled skin will be clad in brick, concrete, metal, and glass -- traditional materials found throughout the
neighborhood. The 8th story is a mechanical and lobby area for the rooftop patio which will step back significantly
from the 1st Street facade.

Proposed site work:

The site is approximately 35,917 square feet. The first floor footprint of the proposed building is approximately
26,685 square feet. The building will have a public entrance off of First Street North. The building will have a
parking entrance off of 8th Ave North, and the existing curb cut will be eliminated on 1st St N. Landscaping will be
consistent with other buildings in the North Loop and include boulevard trees, boulevard plantings, and a wide
pedestrian-friendly sidewalk.

Proposed variances and CUP's:

The project will require a variance for number of parking spaces and for compact spaces. The parking ratio is 1.86
stalls per unit. The compact ratio is 37%. The project will require a conditional use permit for a height of 90’. The
project will require site plan review.

We are seeking a conditional use permit and variance in order to develop this site in a manner consistent with
long-range planning and historic guidelines for the city and neighborhood. We share a common goal with the
neighborhood in that we intend to create a project that is thoughtfully laid out, visually appealing, and in line with
historic district guidelines.

The building will use high quality, long-lasting materials typically found in the neighborhood.

Our previous developments have met many LEED requirements and include the first LEED Gold apartment
building in the city. 721 N 1st St will be built to a similarly high sustainability standard as our previous projects.

The streetscape landscaping, transparent first floor, and strong street presence will provide an inviting pedestrian
experience and greatly enhance the public realm along 1st Street North and 8th Avenue North.

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

Please let me know if you have any questions or if you'd like to meet again and further discuss.
Sincerely,

Curt Gunsbury

Curt Gunsbury

Owner
Solhem Companies



NORTH

NEIGHBORHOOD

Curt Gunsbury & Rob Miller
Solhem Companies

January 27,2016
RE: Letter of Support — Revised April 6, 2016
721 1%t Street North — New Apartment Building

On January 20, 2016, Curt Gunsbury and Rob Miller presented plans fora new
apartment developmentat 721 1% Street North to the North Loop Planning & Zoning
committee.

The project as presented would be 124-units with a mix of micro, studio, 1-bedrooms
and 2-bedroom apartments, along with 2 sublevels of parking for both residents and
commercial suites for the adjacent ltasca building. The building is planned to be 6-floors,
and 76 feet high at its usable rooftop (“Apartment Development”). In addition, the
developers presented plans for an attached dog park (“Green Space”) which is intended
to be a public space for the neighborhood.

A motion passed to examine the two spaces separately (Apartment Development and
Green Space) as more analysis of the Green Space is needed at this time.

The North Loop Neighborhood Association (NLNA) voted to support the Apartment
Development section of the project as presented. NLNA recommends that the Green
Space portion of the project be presented to the North Loop Neighborhood Parks
Committee for further review and comment.

Sincerely,

North Loop Neighborhood Association
Dave Decker

Co-Chair P&Z Committee



Dvorak, Hilary A.

From: Lisa <solworshiper@gmail.com>

Sent: Monday, March 07, 2016 5:39 PM

To: Dvorak, Hilary A.

Subject: Proposed Development and loss of my soulshine
Hilary,

I am concerned about the height of the proposed building across from where we live. We live in the Itasca building. A
seven-to-eight-story structure negatively impacts the view of us southwest-facing owners and blocks natural light. The
height also sets a bad precedent for future development of the remaining surface lots, which is almost certain to occur.

I live for the sunshine on the bricks of our home... This is my soulshine. Please don't take it away...

What else can | do??
Thank you

Lisa Carlson-Kulla



Dvorak, Hilary A.

From: Margo T. Mejia <margo.mejia@mhvi.com>
Sent: Monday, March 07, 2016 7:26 PM

To: Dvorak, Hilary A.

Subject: 721 1st N Development

We are owners at the Itasca and are writing regarding the proposed 7-8 story apartment building that is to be
constructed on the corner of N 1st St<x-apple-data-detectors://3> and N 8th Ave (across from Bldg 5 and Star Tribune).
We feel the height of the building is out of keeping with the neighborhood. We oppose the height of the building as
proposed. A building of 4-6 stories would fit the neighborhood better and less negatively impact the Itasca.

Thank you for your consideration.

Sincerely,

Margo and John Mejia



Dvorak, Hilary A.

From: Shannon Reilly <shannon.reilly@frauenshuh.com>
Sent: Tuesday, March 08, 2016 9:28 AM

To: Dvorak, Hilary A.

Subject: New development across from Itasca Building

Please restrict the height of this new development to four stories. It is important to those of use residing in the Itasca.

Shannon M. Reilly
Senior Vice President

Direct: 612.373.3259

Cellular: 612.308.3003

80 S. Eighth Street

IDS Center Suite 4900
Minneapolis, MN 55402
Shannon.Reilly@Frauenshuh.com
FrauenshuhCommercial.com

FRAUENSHUH
| Commerchal Beal Edate Cooup

Confidentiality Notice: This electronic mail transmission is privileged and confidential and is intended only for
the review of the party to whom it is addressed. If you have received this transmission in error, please
immediately return it to the sender. Unintended transmission shall not constitute waiver of the attorney-client or
any other privilege.




Dvorak, Hilary A.

From: Lawrence E. Schneider <Ischneiderdlitt@me.com>

Sent: Friday, March 11, 2016 10:47 AM

To: Dvorak, Hilary A.

Subject: Concerns with Proposed Construction on N 1st St. 55401

Dear Ms Dvorak,

I am very concerned, now that | have been made aware, of the proposed site of an eight-story rental apartment building
at the corner of N. 1st St & 8th Ave.

My wife and | are residents & owners of a condominium at 708 N. 1st St (Itasca Bldg), and the construction of this
property, as rentals especially, will drag my property value down, furthermore, the charm and uniqueness of the
neighborhood will be decreased with this modern-style development, let alone the height of it. There are two buildings
are two buildings that reach 8 stories in the general area, one is on Washington Ave and the other the the Ford Bldg
across from Target Field. These old buildings are not in direct conflict with our neighborhood, and have been in
existence far longer than our neighborhood has existed.

I, along with fellow residence plan to voice our frustration and concerns for as long and necessary a time as possible. We
are proud of our neighborhood and will stand together to defend our investment(s).

Sincerely,
Dr. Lawrence E. Schneider

708 N 1st St. #538
Minneapolis, MN 55401

"History is who we are and why we are the way we are." ~ David McCullough



Dvorak, Hilary A.

From: Katherine Gee <katherinea.gee@gmail.com>

Sent: Friday, March 11, 2016 9:37 AM

To: Dvorak, Hilary A.

Subject: Re: Opposition to height of proposed 721 N 1st St building
Hello Hillary,

[ also wanted to express concern about the amount of parking that the new building includes. We have issues w/
parking availability in the neighborhood, and the parking they include needs to account for not only adequate
parking for residents, but for the Itasca building 5 commercial tenants who currently park in this lot.(this
building is also now owned by the 8th ave/lst st parcel in question).

Ideally the city could help encourage the lot next to this parcel, in addition, to convert into a ramp. There is a
large parking issue in the neighborhood, which will only be exacerbated if any new buildings add to the
problem.

Thank you,

Kathy Gee

Itasca building

708 North First Street

On Thu, Mar 10, 2016 at 9:18 AM, Dvorak, Hilary A. <Hilary.Dvorak@minneapolismn.gov> wrote:

Thank you for your email. | will share it with the Commission members. Hilary

Hilary Dvorak | Principal City Planner| City of Minneapolis | CPED — Land Use, Design and Preservation

250 South 4th Street | Room 300 | Minneapolis, MN 55415

Phone: 612-673-2639 | Fax: 612-673-2526 | hilary.dvorak@minneapolismn.gov

The City's website is now: www.minneapolismn.qov

From: Katherine Gee [mailto:katherinea.gee@gmail.com]
Sent: Wednesday, March 09, 2016 10:49 AM

To: Dvorak, Hilary A.

Subject: Opposition to height of proposed 721 N 1st St building

Hello Hilary,

I am a resident / owner in the Itasca building at 708 North First Street. | am emailing to express opﬁorition to
the planned height of the proposed 721 N 1st St building. I understand it is desired to have a 7-8 story building.

1



My and other Itasca residents' concern is the height of the building. A seven-to-eight-story structure negatively
impacts the view of southwest-facing owners and blocks natural light. The height also sets a bad precedent for
future development of the remaining surface lots, which is almost certain to occur.

Several of us Itasca owners are organizing to voice our concerns to reduce the proposed height of the apartment
building from 7-8 stories to 4 stories. A four-story apartment building will match the height of the existing
"street wall" created by River Station.

Would you please consider only approving a four story building instead of the 7-8 story building in the plans?
Thank you,

Katherine Gee

708 North First St, #221

The Itasca
612 644 0160



Dvorak, Hilary A.

=SSR SRl
From: Lewis Baskerville <Isbville@aol.com>
Sent: Saturday, March 12, 2016 4:54 PM
To: Dvorak, Hilary A.
Cc: Matt Janzen
Subject: Solhem Proposal for N. 1st St. & N. 8th Ave.

Dear Ms. Dvorak,

The Solhem project has the opportunity to be a desirable addition to arguably one of the most important stretches on
the east-side of N. 1st St. of buildings in the Warehouse District or be regarded as the start to its diminishing stature.

This project is leading the way for several to follow that will eventually fill the existing parking lot.
The height, in particular, is several stories too tall as proposed.
It will block the view of the Itasca both from the interior and on the outside from adjacent streets. Clearly, there will be a

reduction in sunlight for that block.

River Station Condominiums, the neighboring complex, is as massive as what could become the fate of this parking lot;
however, the saving grace with that complex is the 4-story height and park-like grounds.

Green space for this transformed parking lot will become vital in making it an inviting space to interact while providing
views and sunlight.

Allowing the Solhem project to be over 5-stories (inclusive of rooftop public space) will impact that end of N. 1st Avenue
by reducing visual appeal to the industrial warehouse massing of the Itasca.
In this instance, the saying "less is more" truly holds merit.

Hopefully the best solution will prevail,

Lewis Baskerville
Itasca resident

Sent from my iPad



Dvorak, Hilary A.

From: Matt Janzen <m.janzen5S@gmail.com>

Sent: Monday, March 21, 2016 2:45 PM

To: Dvorak, Hilary A, Frey, Jacob; Frank, David

Subject: Proposed Solhem Development - 721 N 1st St, Minneapolis
Attachments: Solhem Apartments Summary of Issues.docx

Dear Mr. Frank, Ms. Dvorak, and Mr. Frey -

I am a homeowner in the Itasca building and am writing to voice my opposition to the proposed height of the
Solhem apartment development located at 721 N 1st St in Minneapolis. The proposed height of 84 feet
negatively impacts the character area and surrounding properties in the following ways:

- Increases the already high demand for parking, burdening surrounding residents and
limits the possibility of commercial development in the surrounding area.

- Blocks surrounding resident's access to sunlight and increases shading of streets and
sidewalks.

- Obstructs key west/southwest views.

- Diminishes the quality of the neighborhood by increasing transiency (short-
term rental property versus a long-term homebuyer property).

- Directly conflicts with the design context of the immediate character area by copying
features (height) of the historic Itasca building among other design issues.

[ have attached a summary of issues that illustrate how the proposed height and abundance of Solhem properties
in the surrounding area diminishes the historical significance of the character area. (The proposed 721 site will
be the 5th Solhem-owned property, and the 4th like-designed structure, in a one-block radius). The summary of
issues directly references the St Anthony Falls Historic District Design Guidelines.

It is my hope that the design of the proposed Solhem development will better respect the surrounding residents'
quality of life while preserving the historical significance of Itasca and the character area.

Matt Janzen

[tasca Homeowner
320-493-2012



TO: David Frank
Director of Economic Policy and Development

Hilary Dvorak
Principal Planner, Minneapolis

Jacob Frey,
Representative, Minneapolis Ward 3

FROM: Matt Janzen, Itasca homeowner
DATE: March 18, 2016

RE: 721 N 1% St Development: Solhem Apartments

This letter is to voice my opposition to the proposed eighty-four-foot-height of the Solhem Apartments
development at 721 First Street North in Minneapolis. | am a homeowner in the neighboring Itasca building.
There are several issues caused by the development of an eighty-four-foot building adjacent to the historically
protected Itasca lofts: (1) the character area is losing its sense of historical significance as modern, homogenous
development patterns become more prevalent; (2) the proposed height of Solhem Apartments is not compatible
with the mass, scale, and height of the immediate surroundings within the character area; (3) Solhem
Apartments is not designed in context with buildings in the immediate surroundings of 8th Avenue North and
1st Street North; (4) Solhem Apartments’ proposed height negatively impacts key skyline views experienced by
residents in the immediate surroundings; and (5) Solhem Apartments are not intended for long-term residency,

which increases transiency and diminishes neighborhood culture.

St Anthony Falls Historic District Design Guidelines (“Guidelines”) are in place to ensure the integrity and
significance of Minneapolis’s historic assets. Thus, development guidelines should be stringently enforced to
limit the height of the Solhem Apartment development to four stories. Permitting Solhem Apartments to

develop to the maximum height of the character area sets a precedent for future development in the immediate



surroundings that diminishes the historical significance of the character area. Restricting all future development
that occurs on the the North First Street and North Eighth Avenue block to four stories accommodates modern
development patterns while preserving historical assets in the character area. The historic significance of the St
Anthony Falls District is stated in guidelines that were put in place to balance modern development among

historical assets:

“The St. Anthony Falls Historic District is the heart of the city of Minneapolis and the center of its
founding. It is nationally recognized as a place of cultural and historical importance and is officially
designated as such. Its historic resources are enjoyed by residents, business owners and visitors alike and
contribute to a “sense of place” that contributes to the distinct identity of the city. Preserving these
assets is therefore essential to the city’s well being. The intent is to protect the integrity and character of
the district and to ensure that new development occurs in @ manner that is sensitive to the historic
character of this unigue place.” (St Anthony Falls Historic District Design Guidelines).

ISSUE: The character area is losing its sense of historical significance as modern, homogenous development

patterns become more prevalent.

Individual character areas serve to identify distinct areas with different characteristics and are defined

by the integration of modern development among historic development patterns:

“The combination and interaction of the development patterns identified within the district’s period of
significance and the recent past development patterns form the basis of the definition of the individual
character areas within the district. In some cases, the construction from the recent past makes it difficult
to identify the historic development patterns or to experience any real connection of these areas to the
history and story of St. Anthony Falls.” (Chapter 10: Character Areas, Guidelines).

Guidelines attempts to maintain a character area’s historical significance by “promote[ing] building designs and
heights that...protect the scale and quality in areas of distinctive physical or historical character.” Allowing
Solhem apartments to build to the maximum-allowed height pushes the character area away from historical

significance and towards prioritization of modern, like-designed structures that come to define the character

area.



“In order to assure that historic resources are appreciated as authentic contributors in the district, it is
important that a new building be distinguishable from them while also remaining compatible with the context.”
(Guides, Chapter 9). It is important for the City of Minneapolis to secure appreciation for Itasca’s contribution to
the utility and history of the district while acknowledging Itasca’s precedent as the first residential conversion in
Minneapolis. Itasca pioneered the movement that has led to revival and appreciation of some of Minneapolis’s
oldest structures and is largely responsible for the development of the residential neighborhood and sub-area as

it exists today.

New development impacts the character area by propagating modern design features across multiple
structures and it is the prevalence of modern development that shapes and ultimately becomes the identity of
the character area. Sol Tva and Sol Havn, existing Solhem apartment buildings, have been developed along
North Second Street in the area immediately surrounding 721 North First Street. Solhem is currently finishing
development of an apartment building adjacent to Gaar Scot historic lofts on North First Street. These
properties, combined with Solhem Apartments at its proposed height of eighty-four feet, would continue the
transition from a “historical character area” to a “Solhem character area.” Limiting Solhm Apartment’s height to

four stories respects the prominence of Itasca and other historical structures that help define the character area.

ISSUE: The proposed height of Solhem Apartments is not compatible with the mass, scale, and height of the

character area.

Guidelines states that “the overall height of a new building shall be compatible with the character area”;
“a building height that exceeds the height range established in the context will be considered when: access to
light and air of surrounding properties is respected [and] key views are maintained.” (Requirement 9.9, 9.9(a),
Guidelines). Guidelines requires that structures “minimize looming effects and shading of lower scaled

neighbors” and not “loom over adjacent buildings at any time.” (Requirement 9.10, Guidelines).



This is a quality of life issue for Itasca homeowners and residents of surrounding properties. A Solhem
apartment building taller than neighboring four-story River Station and Star Tribune would significantly impact
access to light, creating looming effects and shading of surrounding properties. Solhem Apartment’s proposed
height of eighty-four feet ignores the current precedent of four stories set by River Station and the Star Tribune.
Of greater concern is that the proposed height sets an unfavorable precedent for future development of the
existing North First Street surface lots. Approval of future developments on the block would likely follow Solhem
Apartment’s eighty-four-feet-tall model. Future structures of this height extremely limits and likely eliminates
ltasca homeowners’, commercial lessees’, and residents of surrounding properties’ access to sunlight while

greatly increasing shading of North First Street.

Solhem Apartment’s proposed eighty-four-foot-height increases the impact of blocked sunlight.
Guidelines specifically requires that Solhem Apartments maintain a low height or a compact footprint to
maintain existing key views of the southwest skyline and access to sunlight. Constructing a four story Solhem
Apartment building minimizes the impact of obstructing key views, blocking sunlight, and shadowing affects. A

four story construction is in accordance with Requirement 7.2, 9.9(a), and 9.10.

ISSUE: Solhem Apartments is not designed in context with buildings in the immediate surroundings of 8th

Avenue North and 1st Street North.

“Designing in context” is defined as:

“Relating to the setting at a broad, ‘experiential’ level rather than literally copying the features of
adjacent historic buildings is an essential part of designing in context.... Designing in context also means
being respectful of the cultural resources in the vicinity... [and] [to] express the evolution and change
while retaining one’s ability to interpret the historic character where it still exists.” (Chapter 3,
Guidelines).

The adjacent Itasca buildings are distinguished, prominent historical structures in the character area. Itasca’s

prominence is evident by its height. Copying this feature disrespects Itasca as a cultural resource and blurs one’s



ability to interpret the the history of the character area. The Minneapolis Plan for Sustainable Growth addresses
the importance of preserving character area integrity by “Promot[ing] building designs and heights that enhance
and complement the image and form of the Downtown skyline, provide transition to the edges of Downtown
and protect the scale and quality in areas of distinctive physical or historical character.” (Appendix |, Guidelines).
For these reasons, an eighty-four-foot Solhem apartment building directly conflicts with designing in context of

the character area.

Designing within the context of the character area could be met by mirroring the adjacent, modern-
developed, four-story Star Tribune and River Station buildings. Building within a four-story context observes

consideration for mass, scale, and height of existing buildings immediately surrounding Solhem apartments:

“As viewed along a block, in perspective with others in the immediate area. The degree of similarity of
building heights along a block, and the repetition of similar features, including openings, materials and
horizontal expression lines, combine to establish an overall sense of scale at this level of experiencing
context.” (Chapter 9: Mass, Scale, and Height at Different Levels, Guidelines).

Visual continuity with immediate surroundings must be considered in the design of Solhem Apartments. The
proposed height directly conflicts with the existing visual continuity of the Star Tribune and River Station

buildings and sets an unfavorable height precedence for future infill development.

ISSUE: Solhem Apartments’ proposed height negatively impacts key skyline views experienced by residents

in the immediate surroundings.

View requirements are intended to retain "“key elements of a view from public way” and new
development should “minimize the impacts to key views” by “keeping a portion of a new structure low or using
a compact footprint to maintain views through the site.” (Requirement 7.2, Guidelines). An eighty-four-foot-tall
Solhem apartment building obstructs existing views of the south/southwest skyline. Alternatively, a four story

building significantly minimizes obstruction of key views of the south/southwest skyline.



ISSUE: Solhem Apartments are not intended for long-term residency, which increases transiency and

diminishes neighborhood culture.

Reducing the height of Solhem Apartments to four stories decreases apartment units, reducing
transiency of the neighborhood. Renters generally do not participate in their neighborhoods in the same way
that homeowners do. Because renters are more transient, they are less likely to participate in neighborhood
associations. Homeowners, on the other hand, are more committed to the interests of their neighborhood and

character area through their stake of ownership in their property and through higher tenure of residency.

Itasca and surrounding property stakeholder's home values are impacted by neighborhood and
character area development. The “increased development equals increased home value” relationship has limits,
however. Increased development of rental property restricts development of homeownership properties,
creating a disproportionate population of renters over homeowners. This results in a neighborhood with a
higher composition of short-term residents—renters—and a lower composition of homeowners, who are likely

to make greater, long-term contributions to the character of a neighborhood.

In conclusion, developing Solhem Apartments to four stories maintains the context of the character
area, preserves the historical character and significance of the character area, preserves Itasca and surrounding
property residents quality of life by maintaining access to sunlight and key views, and balances the
neighborhood’s proportion of short-term transient renters and homeowners. For these reasons, the quality,
integrity, and significance of the historic neighborhood is preserved and benefits Minneapolis by maintaining its

historical and cultural identity despite modern infill development.

CONCLUSION

If there were a time or circumstance where historical preservation guidelines should be stringently

enforced, it is now. The approved height of Solhem Apartments will reveal Minneapolis’s priorities: (1) to



preserve the integrity of its historical and cultural assets; or (2) to ensure that property developers realize
maximum profits at the expense of preserving the integrity and significance of historical character areas.The
cultural identity of Minneapolis exists because of historical assets like Itasca and neighboring historical
structures. ltasca has stood for roughly 125 years and is build to continue to stand for another century. Solhem
properties will likely be demolished and replaced over the course of the same century. This raises the question
of “What defines a character area?” One could perceive a “Solhem character area” by proceeding with a fourth
Solhem development within a one-block radius of Solhem Apartments. The City of Minneapolis has the

opportunity to prioritize the preservation of historical integrity above the interests of property developers.

| hope that in the present circumstance, Minneapolis’s priorities exist for the long-term preservation of

Itasca’s prominence and historical significance in the character area.

Regards,

Matt Janzen
Itasca Homeowner
320-493-2012



Dvorak, Hilar! A.

From: Richard Rubenstein <dick@jargonsoft.com>

Sent: Wednesday, March 23, 2016 1:58 PM

To: Dvorak, Hilary A.; Frey, Jacob; Frank, David

Cc: ‘Lawrence E. Schneider ; '‘Matt Janzen *; 'Lewis Baskerville '; ‘Margo T. Mejia '
Subject: Solhem Proposal - 721 N 1st St. (1st St. & 8th Av. N.)

Dear Ms. Dvorak, Mr. Frey, and Mr. Frank -

I am an owner in the Itasca Condominium (708 N. 1% St.) and want to express my concern over long term parking
pressure with regard to the proposed development.
The current surface parking lot is filled during the days and there are entertainment and long term parkers at night.

Should the entire lot eventually be developed, with the Solhem proposal being the first phase, then the neighborhood is
adversely affected. There are many Itasca owners/renters that do not have space in the Itasca parking facility (which was
under built). This is one reason why so large a development, in this location, hurts property values.

The resulting could resemble many fine Chicago neighborhoods, where street parking is the only alternative and many
blocks away. Is that the city wants?
Thanks for your due consideration...

Dick

Richard Rubenstein | Founder, VP Operations | JARGON SOFTWARE

708 N. 1st St. #432 | Minneapolis, MN 55401

voice and fax (+01) 952.426.0858 (+01) 844 442-3548 | cell (+01) 612.964.4265
dick@jargonsoft.com  www.jargonsoft.com




Dvorak, Hilary A.

From: Sharon Johnson <sjtolly@aol.com>

Sent: Thursday, March 24, 2016 6:44 PM

To: Dvorak, Hilary A,; Frey, Jacob; Frank, David
Subject: 721 North 1st Street Solhem development

| have been an ltasca resident and homeowner for twenty plus years and am sending this email to each of you to express
my concerns about the above referenced apartment building that is apparently already under construction. | am
concerned about how this building will impact the the residents/neighborhood both during construction and upon
completion. Does the proposed building meet the guide lines of the Historical Preservation Society? Has this been
determined? Will the outer face of the building compliment the aesthetics of neighboring buildings? The Solhem building
on North 2nd street certainly does not. Why is a height variance being considered? The proposed height of the building
is aesthetically incongruent with its neighbor the Itasca. Will there be sufficient green space? How will construction and
the completed project impact safety, traffic and parking in the neighborhood?

I would appreciate any response to my concerns and look forward to the May 3 hearing.

Sharon Toll Johnson
708 North 1st Street #324
Mpls, MN 55401



March 24, 2016

Hilary Dvorak, Hilary.Dvorak@ci.minneapolismn.us David Frank, David.Frank@Minneapolismn.gov
Principal Planner Director of Development Policy and Development

Jacob Frey, Jacob.Frey@Minneapolismn.gov
Representative, Minneapolis Ward 3

RE: 713 N. 1°! Street Development- 721 Associates

Dear Hilary Dvorak, David Frank and Jacob Frey,

We are writing as concerned citizens, neighbors and stewards of the North Loop, Minneapolis. We heard very
recently of the proposed development at 713 1 St N, Minneapolis 55401, PID # 22-029-24-12-0125.

We understand the project 721 Associates has put forth for variance consideration in three areas: parking
requirements, height, and reduction of side yard setbacks. We believe approval of this development should
not be granted and carries significant detrimental consequence to the adjacent blocks, North Loop
neighborhood and the City as a whole.

First, let us say that we are not in opposition to having the surface lot on this plot of land developed. In fact,
we are quite open to a transformation from uninhabited space, to be used for a higher purpose. It s,
however, quite necessary that it should be done with serious consideration, regard for the location, and in a
respectful manner, consistent with the history of the St. Anthony Falls Historic District Development
Guidelines.

The first, and most negatively impactful part of the project is the height of the proposed apartment building
at eight (8) stories. If you look at the neighboring properties, the adjacent Star Tribune building has four
stories, the adjacent River Station Condos are four stories, SolTva and SolHavn buildings are six stories, and
Itasca’s five combined buildings are five and six levels. No other buildings in the immediate neighborhood are
higher than six stories. Approving an eight story high property is not in line with the integrity of the North
Loop, its neighbors, or makes for smart long term planning of this district.

We believe your job is to make well educated, smart decisions for the City and the communities of people
that live within those spaces. We, as homeowners, feel it's necessary to make every effort to keep the
integrity of this area, considering that a property like the Itasca Building, has fostered and is one of the major
forces of the North Loop (previously Warehouse District’s) re-birth and current successful locales in
Minneapolis.

The City made many mistakes in the 1960s time period, destroying some of the most iconic buildings in
Minneapolis to leave vacant city blocks for car parks. The City did not learn from their past erroneous
decisions, especially when it comes to trends. In mid-20'" century, when having a car was the key trend, the
City decided to destroy some of our most beautiful landmarks, leaving many city blocks empty; destroyed
many neighborhoods to put in highways. Those beautiful buildings are truly missed today and there is not
one person in Minneapolis who does not regret that decision. It goes without mentioning, the City also
demolished one of the largest street car systems in the country and today, spends millions of dollars to



Hilary Dvorak,
March 20, 2016
Page 2

rebuild a public transportation system. Now we have a very unique opportunity to rebuild something
amazing, which fits and embraces what is left of Minneapolis’ history.

Secondly, and perhaps close to as unfavorable, is the consequence of removing parking in an already
saturated and highly desired parking lot for Itasca’s 5" building commercial tenants, the businesses
surrounding this property, the residents, and visitors to the North Loop {(Opera Center, The Lab Theater,
Acme Comedy Club, Star Tribune, Twin’s fans, and many other restaurants and bars in walking distance).
While we realize 721 Associates is proposing parking within the new structure, primarily or solely for its new
apartment residents, we feel quite confident it will not come even close to dealing with the gap that it’s
creating by losing that lot’s parking stalls. Are they in any fashion accommodating the demand that exists for
these users in that lot?

We have this special timing now to rebuild something fantastic for the next generation and still succeed with
the City’s 2025 goal for downtown Minneapolis’s residential population. This should not be at the expense of
doing so with care, and with forethought of what’s the best plan, beyond the next eight to ten years.

We feel it’s in very bad ruling to sign on for the project as 721 Associates has proposed. Not only is it not in
the property’s best and highest use, it will set a precedent to have eight stories at the end of the North Loop
and will invite the adjacent lots to build at the same, or worse yet, a higher height.

The apartment trend is not to be taken lightly and must respect the City’s neighborhood landscape. We
understand the trends were created by living in the North Loop when it was mostly an abandoned, non-
residential area and how fun we’ve made it. We also understand the financial opportunity we are creating for
the investment companies coming left and right from different states. That said, the residents living here do
not understand the need to have an eight story building at the end of the North Loop hiding one of the oldest
warehouses in the City; the Itasca Building. While the adjacent buildings to 713 on this same strip along 1°
and 2™ Streets are all four, to a max of six stories high, there is not one single eight story high building in an
eight block radius of this location.

We hope you see and agree, there is truly no need to destroy the built environment of the North Loop with
the project as planned. We ask the Historic Preservation Committee to honor their mission of protecting and
preserving history in our beautiful Saint Anthony historical neighborhood.

We implore you, HPC and City of Minneapolis, to make a decision that will protect the integrity of our history
and our future.

If you have any questions, please contact me at 612-245-7867 (Manuel) or 612-703-4006 (Elin).

Sincerely,

Elin Michel-Midelfort, ElinMichelMidelfort@Gmail.com
Manuel Gallur, ManuelPotiron@Gmail.com

Itasca Homeowners

708 N 1%t Street, # 523

Minneapolis, MN 55401




Dvorak, Hilary A.

From: Ruthmary Gens <rmgens@gmail.com>
Sent: Friday, April 22, 2016 2:52 PM

To: Dvorak, Hilary A.

Subject: 721 north 1st street

I live at 660 n 2nd st. #106. We now have Southwest bus company using our street as a bus route with 8 buses
coming down in the morning and 8 going the other way. We also have MPLs buses,post office trucks,
construction trucks and even horse and buggy. Adding even more congestion will cheapen our land worth.
There will no longer be a pay parking lot as well.I have spoken to Frey about this but have gotten no return
info.

rm gens



Dvorak, Hilary A.

Lany Ta
From: Scott F. Clugston <scottfc@aol.com>
Sent: Tuesday, April 26, 2016 9:19 PM
To: Dvorak, Hilary A,
Cc: scottfc@aol.com
Subject: 721 N. First Street development

Hilary,
As a follow-up to my voicemail I'm writing to you per your request. I will be out of town on May 3.
I reside at River Station, 680 N. Second St., #100. I've lived here for 16 years.

I am glad to see a handsome building go up in that location but I am concerned about two things related to the
proposed development:

1. The proposed height of the building compared to other buildings in the neighborhood--none of which are
more than six stories. It will stick out like a sore thumb and isn't in keeping with the historic district feel of this
area of housing.

2. The reduction in off-street public parking this will cause. Where will all the cars now using the

current Impark lot during weekdays and weekends going to park? Things are already very tight especially when
there is a Twins game, an Acme Comedy Company or Lab Theater show, as well as just the uptick in people
enjoying the North Washington Ave. restaurants.

If you have questions feel free to contact me by email or telephone: scottfc@aol.com or 612-333-8963.

Best regards,

Scott . Clugston

Sent from AOL Mobile Mail



Dvorak, Hilary A.

From: akincaid@mac.com

Sent: Wednesday, April 27, 2016 9:50 AM
To: Dvorak, Hilary A.

Cc: Andy Gittleman; Matt Janzen
Subject: 721 North 1st Street

[ live at the Itasca and wanted to let you know of concerns | have regarding the proposed residential building to be
located across the street. My main concern is about potential structural problems for the Itasca buildings that could
result from construction of that new building.

The Itasca already has had structural problems with the foundation of building 1 in our complex. These were recently
repaired at substantial cost. | am worried about the impact of the driving of pilings and other construction activities on

our building.

| also am concerned about any impact on Bassett Creek which runs behind the proposed building but directly under the
Itasca. Any change to that creek could impact the structure of our building.

| would like to see a study done by experts not only regarding construction near historic buildings but also reviewing the
specific geology of our area here by the river. Hopefully this review could prevent problems now unforeseen.

Thank you for your consideration of this request and for all your work on this project.

-- Ann Kincaid
708 North 1st Street #643



Dvorak, Hilary A.

aias ST
From: Porter, Fatimat Q.
Sent: Wednesday, April 27, 2016 11:05 AM
To: Chris D
Cc: Dvorak, Hilary A.
Subject: RE: 721 North 1st Street, Ward 3

Thank you for your letter. | am passing it on to the planner, Hilary Dvorak, assigned to this project.

Have a great day,
Fatimat

Fatimat Porter
Land Use, Design and Preservation Committee Clerk
Development Services Division

City of Minneapolis — Community Planning and Economic Development
250 S. Fourth Street — Room 300
Minneapolis, MN 55415

Office: 612-673-3153

Fax: 612-673-2526

Fatimat. Porter@minneapolismn.qov
www.minneapolismn.qov/cped

From: Chris D [mailto:christopher.l.deck@gmail.com]
Sent: Wednesday, April 27, 2016 10:59 AM

To: Porter, Fatimat Q.

Subject: 721 North 1st Street, Ward 3

Hi Fatimat,

I am a very concerned citizen who is a resident in the Itasca Building writing about the recommendation to
approve the new development at 721 North 1st Street. I'm writing not only because it is in close proximity to
my residence, but more because I care deeply about the Itasca building and the overall character of the
neighborhood in general.

The Itasca Building was the first development in the North Loop neighborhood and is a unique crown jewel.
The neighborhood owes many thanks to the original developer who saved the building, as well as to the original
residents who endured less than ideal neighborhood conditions for years because they believed in it. I want to
emphasize that I realize the Itasca itself was a development that made an impact on the neighborhood, and I'm
not against development. However, I would like to emphasize the fundamental difference in which the Itasca
truly respected the historic nature of the neighborhood whereas this new development does not.

1



The architect who rehabbed the Itasca Building recently spoke to our residents. He has projects worldwide and
is a very well respected and regarded architect. He said he still reflects on the Itasca as one of his favorite
buildings he's ever worked on. He is proud of what he created, had a vision that involved the whole
neighborhood, and tremendously respected everything and everyone involved.

Unfortunately I can't say the same for the development led by Curt Gunsbury. Others will contact you about
height of the building, which | also don't agree with because it's too high, but my main concern that makes me
feel incredibly sad is the nature in which they are fitting guidelines in the cheapest way possible. It's no secret
this is @ money making venture, and that's OK, but | am deeply concerned about the lack of aesthetic
continuity of the building.

Curt cited in a recent presentation that they are fitting architectural styles by having a base, middle and cap.
However, that is not true of most of the building. It is only on the 1st and 2nd St. sides of the building where
there is a brick middle. The part in between 1st and 2nd, which is the majority of the building, uses cheap metal
siding for both the middle and cap. Thus, the majority of the building does not use the architectural style of the
neighborhood, or materials congruent with neighboring buildings. Also, because they are neglecting to put a
cap on the main portion, they must make the cap on the 1st and 2nd street sides the metal sheeting. | don't
feel this constitutes an appropriate cap, as caps in the neighborhood tend to be architectural focal points that
are larger and more ornate than the middle. Having the metal cap creates a feeling that each layer is smaller
and of lesser quality as the building goes up, rather than having an impressive base, repetitive middle, and
impressive cap as the historic buildings around do.

The architect who saved Itasca told me that he would have liked to put balconies on the front of our building,
but he valued the relationship he had with the HPC so much that he didn't even want to ask; he thought it
would be "pushing it." In my mind, the rest of the developments, and especially one across from the Itasca,
should be held to the same level of respect for the HPC and surrounding residents. I'm not asking you to deny
this building, but PLEASE, PLEASE do not approve it's current design with the metal sheeting. If this project
moves forward, our neighborhood will be blighted with another eyesore apartment building as these all become
dated at the same time. PLEASE require them to make the design of the building timeless.

As a footnote, | would also like to point out that although this building was approved by the North Loop
Neighborhood Association, the president of their board, David Frank, is the Director of Economic Policy and
Development for the City of Minneapolis. [ feel this is a conflict of interest worth noting.

Thank you so much for your time and consideration,
Chris Deck

708 N 1st St.

#446

Minneapolis, MN 55401



Deborah A, Thorp
Kathleen M. Murphy
708 N. First St., #321
Minneapolis MN 55401
May 2, 2016

Hilary Dvorak

Principal City Planner
City of Minneapaolis
250 S. Fourth St., #300
Minneapolis MN 55415

Dear Ms. Dvorak:

We are writing in reference to the proposed project at 721 North First Street by Curt Gunsbury of Solhem.
We are unable to attend the hearing which is scheduled for tomorrow.

We believe that the current guidelines which allow a 6 story building are not in keeping with the heart and
soul of this neighborhood in the North Loop. It is too tall. The buildings that Solhem have already built in the
neighborhood are taller than what appears to fit in. Secondly, the outside very contemporary looking
finishing of mostly metal definitely is not in keeping with the historic brick facades of the rest of the
buildings. We understand that Solhem intends to put more brick on this building, and we are grateful for
that. However, it should look like it fits in with the rest of the neighborhood — it should look more like the
Itasca Building, which anchors the neighborhood.

We also believe that Mr. Gunsbury is seeking to have 2 floors of parking, and that the City is not in favor of
this. There is already a very crowded parking situation in this neighborhood. To not allow him to put in as
much parking as is feasible is simply unacceptable. It is not reasonable to expect the residents to not have
the ability to park their cars in the neighborhood without having to park blocks away where the cars are
potentially subject to vandalism. The City is not addressing this issue in an appropriate fashion; making
certain that there are sufficient parking facilities is part of the responsibility of a City Planning Division.

In summary, we object to this project’s proposed height, the lack of sufficient brick work to have the building
blend in to the neighborhood, and the lack of sufficient parking in the neighborhood. We look forward to
hearing your response.

Sincerely,

Deborah A. Thorp and Kathleen M. Murphy



Dvorak, Hilaﬂ A,
E—————,——

From: Mollie Scozzari <mollie.mitchler@gmail.com>

Sent: Wednesday, May 18, 2016 6:45 PM

To: Dvorak, Hilary A.

Subject: Comments for 721 N 1st St. Development - Planning Commission review
Hi Hilary,

I am a condo unit owner in the nearby River Station Condo Association and would like to share my strong
opposition to two variance requests proposed by the developer on 721 N 1st St. in Minneapolis.

Regarding:
A. Conditional Use Permit. Recommended motion: Continue the application to increase the height of the
building from 6 stories/84 feet to 7 stories/90 feet to the June 27, 2016, City Planning Commission meeting,

I feel that a variance should not be granted for the additional height. This neighborhood is not supposed
to be full of overly tall buildings and the developer seems to keep pushing the limits on each property he
develops in the neighborhood. The cumulative effect of his impact is negatively impacting the character
of the neighborhood.

Regarding:

C. Variance. Department of Community Planning and Economic Development BZZ-7636 3 Recommended
motion: Continue the application to reduce the west interior side yard setback from the required 15 feet to 10
feet for the building.

This is a major request for a variance and will have an extremely negative impact on visibility around
that corner. There are already concerns with vehicles moving too fast along N 1st St., N 2nd St., and N
8th Ave. This will create a safety hazard due to limited visibility around that corner where there is now
clear sightlines. Building a large building there will cause some issnes, but minimizing the setback
requirements by a third will surely cause harmful effects.

Regarding:
E. Site Plan Review. Recommended motion: Continue the application for a new 124-unit residential building to
the June 27, 2016, City Planning Commission meeting

I couldn't find where to see the site plan being reviewed. If you could send that to me I would appreciate it.

Thank you,

Mollie Scozzari

545 N. 1st St. #400
Minneapolis, MN 55401

612-695-2559




