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LAND USE APPLICATION SUMMARY 

Property Location: 801-829 Park Ave, 715-721 8th St S, and 816 Chicago Ave 

Project Name:  HCMC Ambulatory Outpatient Specialty Center 

Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant: Hennepin Healthcare System 

Project Contact:  Michael Noonan, Hennepin County 

Request:  To allow an ambulatory outpatient specialty center. 

Required Applications: 

Conditional Use 
Permit  To allow an expansion of a hospital. 

Conditional Use 
Permit 

To allow surface parking (drop-off/pick-up area) in the DP Downtown 
Parking Overlay District. 

Variance  To reduce the minimum off-street loading requirement from 3 spaces to 0 
spaces. 

Site Plan Review For a new 7-story building. 

Vacation Of a public alley. 

SITE DATA 

Existing Zoning 
B4N Downtown Neighborhood District  
DP Downtown Parking Overlay District 

Lot Area 102,840 square feet / 2.3 acres 

Ward(s) 7 

Neighborhood(s) Elliot Park Neighborhood, Inc. 

Designated Future 
Land Use Mixed Use 

Land Use Features 
Commercial Corridor (Chicago Avenue) 
Downtown Growth Center 

Small Area Plan(s) 
Downtown East/North Loop Master Plan (2003) 
Elliot Park Neighborhood Master Plan (2003) 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #3 
August 17, 2015 

BZZ-7277 and Vac-1648 

mailto:janelle.widmeier@minneapolismn.gov
http://www.minneapolismn.gov/cped/planning/master-plans_downtown-east-north-loop_index
http://www.minneapolismn.gov/cped/planning/cped_elliot-master-plan
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The proposed development site includes all of the 
properties located on the block bound by 8th Street South, Chicago Avenue South, 9th Street South and 
Park Avenue South, with the exception of one property at 706 9th Avenue South.  The existing uses are 
two one-story commercial buildings and surface parking lots.  The existing buildings will be demolished 
The properties of 821 and 829 Park Avenue, currently occupied by surface lots, are located within 
the South Ninth Street Historic District.   

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The only property directly adjacent 
to the subject site is a 3-story multiple-family dwelling located in the historic district at the property of 
706 9th Street South.  Other nearby properties include 3-story multiple family dwellings to the south and 
west, a bank with a drive-through and surface parking to the northwest, the HCMC campus to the 
north, including the emergency room directly across 8th Street, and structured parking to the east. 

PROJECT DESCRIPTION. Hennepin Healthcare System is proposing to expand the HCMC campus 
and construct a new 7-story, approximately 380,000 square foot ambulatory outpatient specialty center 
located at the properties of 801-829 Park Avenue, 715-721 8th Street South, and 816 Chicago Avenue.  
The new facility is intended to consolidate many of the outpatient services provided by HCMC.  The 
building would be split into two heights with the 7 story portion located on the northerly side of the 
block and stepped down to 3 stories adjacent to 9th Street.  The seventh level would be a mechanical 
penthouse.  The main entrance and entry drop-off/pick-up area would be located adjacent to 8th Street.  
A ground floor café with access to an outdoor patio would be located at the corner of 8th Street and 
Chicago Avenue.  A skyway and a tunnel would extend across 8th Street providing additional 
connections to the existing campus.  Access to the 221 below-grade parking spaces would be provided 
from Park Avenue.  A pocket park would be located at the corner of 9th Street and Park Avenue.  A 
below-grade stormwater retention system would also be located at the southwest area of the site.  This 
area is also within the historic district.  A certificate of no change was determined to be required for the 
alterations proposed in the district, which primarily would be removing parking lots and replacing them 
with landscaped areas and a driveway. 

The proposed development requires several land use applications.  Because the proposal is part of a 
hospital campus, a conditional use permit to expand a hospital is required.  The drop-off/pick-up area is 
considered short-term parking and is subject to the DP Downtown Parking Overlay District standards.  
Surface parking lots in the DP overlay district required a conditional use permit.  Upon approval of the 
conditional use permits, the actions must be recorded with Hennepin County as required by state law.  
The proposal is subject to a minimum loading requirement of 3 large spaces.  No on-site loading is 
proposed.  A variance is requested to reduce the minimum loading requirement.  Any new 
nonresidential building with 20,000 square feet or more of gross floor area is subject to site plan review.  
Because the building would occupy most of the site, the applicant is requesting to vacate the entire 
public alley. 

Since the project was last reviewed at the May 14, 2015, Planning Commission Committee of the Whole 
meeting, the project team has made the following changes to the proposal: 

• Raised planters along Chicago Avenue have been minimized. The raised planter/retaining wall 
that  remains allows soil for planting above the underground tunnel and accommodates the 
grade change along Chicago Avenue (a transition of approximately 4 feet between 8th and 9th 
Street). 

http://www.minneapolismn.gov/hpc/landmarks/hpc_landmarks_south_ninth_street
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• Trees and additional landscaping have been added along Chicago Avenue. 

• Current alley will be vacated and the property reallocated so that access by the apartment 
building for service will be maintained. 

• Existing curb cuts will be redesigned as per Site Plan Sheet 220.CS. 

• Stone mulch at south private patio has been replaced with patio paving and landscaping as per 
Landscape Plan Sheet 260.LP. 

• Public gathering space at the corner of 9th Street and Park Avenue has been redesigned as a 
"Pocket Park" with landscaping, paving, furniture and lighting consistent with HPC suggestions as 
per Landscape Plan Sheet 260.LP. 

• Safety and sightline concerns from Parking Ramp access drive at Park Avenue have been 
addressed.  A level place at the entry and exit of the ramp has been created to allow motorists 
time to pause before crossing the public sidewalk. Ramp access from Park Avenue has good 
sightlines for pedestrians and motorists.  Ramp exit drive has been held back from the building 
to improve sightlines for motorists exiting onto Park Avenue. 

• Access drive along 8th Street has been narrowed to 18 feet and the geometry is now 
perpendicular to 8th Street per request. The drive exit to 8th Street has been narrowed per 
recommendation to allow one vehicle at a time to turn onto 8th Street. 

The project team had considered other comments made by commissioners and provided the following 
responses: 

• Street trees have not been added along 9th Street. This would require the loss of on-street 
parking at 9th Street. 

PUBLIC COMMENTS. Correspondence from the neighborhood group has been received.  Any 
additional correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow an expansion of a hospital based on the following findings: 

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

The expansion of the hospital would not prove detrimental to public health, safety, comfort or 
general welfare provided the development complies with all applicable building codes and life safety 
ordinances as well as Public Works Department standards. 

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. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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The proposed development is intended to consolidate many of the outpatient services provided by 
HCMC.  It is designed to minimize adverse effects on the surrounding area.  The site is located in a 
mixed use area.  The only property directly adjacent to the subject site is a 3-story multiple-family 
dwelling located at the property of 706 9th Street South.  Once the public alley is vacated, the 
property would be reallocated to maintain service access for the apartment building.  The proposed 
building would be 7 stories on the northerly portion of the property and would step down to 3 
stories along 9th Street where the surrounding context changes to low-rise residential.  A pocket 
park with landscaping and seating would be provided at the corner of 9th Street and Park Avenue.  
Landscaping would also be provided along Chicago Avenue to help soften the east side of the 
development. 

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

The site is served by existing infrastructure and has frontage on four streets.  The Public Works 
Department will review the project for appropriate drainage and stormwater management as well as 
to ensure the safety of the position and design of improvements in or over the public right of way. 

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

Adequate measures would be provided to minimize traffic congestion in the public streets.  For a 
hospital, the maximum vehicle parking requirement and the minimum bicycle parking requirement is 
based on a study for the entire institution through the conditional use permit.  The applicant has 
completed a travel demand management plan (TDMP) for the proposed 380,000 square foot 
building, which is attached to this report.  In the proposed below-grade parking, a total of 221 
vehicle spaces are proposed.  Access to the garage would be from Park Avenue.  Additional short-
term parking would be available in the drop-off/pick-up area adjacent to the main entrance, accessed 
from 8th Street.  Also near the main entrance, 19 short-term bicycle parking spaces are proposed.  
Loading will occur off-site at the centralized campus loading facility and would be connected to the 
new building by a tunnel.   

According to the TDMP, the proposed project is expected to support an increase in clinic and 
outpatient volumes of approximately 15 percent compared to current campus-wide levels (201 
patients per hour compared to 175 patients for the same services). On average, 1,800 patients and 
visitors are expected per day.  The new below-grade parking is intended for the patients and 
visitors. The mode split goal identified in the TDMP for these users is 60 percent auto, 35 percent 
transit, and 5 percent walk or bike.  Because existing out-patient services are proposed to be 
relocated to the new building, an increase in the number of employees is not expected.  The TDMP 
indicates that the 775 employees to be located in the new building would continue to park in other 
existing campus parking facilities, which contain more than 2,600 parking spaces.  Accounting for the 
non-auto modes, the TDMP concluded that the proposed and existing parking provided would be 
adequate to accommodate the mode split goals for employees, patients and visitors under peak 
parking demand conditions. 

The site is within 2 blocks of 17 bus transit routes and is 3 blocks from the nearest light rail transit 
station.  Many nearby streets contain bike lanes and the nearest Nice Ride station is one block away.  
Twenty bike lockers are located elsewhere on the campus adjacent to 7th Street.  As outlined in the 
TDMP, other measures the applicant would take to encourage employees to use alternative forms 
of transportation include disseminating information on multimodal transit options and providing 
secure bicycle parking, lockers, and showers.      

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
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The proposed development would be consistent with the following general land use policies of The 
Minneapolis Plan for Sustainable Growth:  

Land Use Policy 1.10: Support development along Commercial Corridors that 
enhances the street’s character, fosters pedestrian movement, expands the range of 
goods and services available, and improves the ability to accommodate automobile 
traffic. 

1.10.1 Support a mix of uses – such as retail sales, office, institutional, high-density residential 
and clean low-impact light industrial – where compatible with the existing and desired 
character. 

1.10.4 Encourage a height of at least two stories for new buildings along Commercial 
Corridors, in keeping with neighborhood character. 

Land Use Policy 1.15: Support development of Growth Centers as locations for 
concentration of jobs and housing, and supporting services. 

1.15.1 Support development of Growth Centers through planning efforts to guide decisions 
and prioritize investments in these areas. 

1.15.2  Support the intensification of jobs in Growth Centers through employment generating 
development. 

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

The proposed use would conform to the applicable regulations upon the approval of the conditional 
use permits, variance, site plan review, and vacation. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow surface parking (drop-off/pick-up area) in the DP Downtown Parking Overlay District based on 
the following findings: 

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

The purpose of the short-term parking area is to provide a location for drop-off and pick-up 
adjacent to the main entrance.  The parking area would not prove detrimental to public health, 
safety, comfort or general welfare provided the development complies with all applicable codes and 
life safety ordinances as well as Public Works Department standards. 

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. 

Ingress and egress to the drop-off/pick-up area would be from 8th Street.  The HCMC emergency 
room drop-off is located across the street.  Landscaping would be located between the short-term 
parking area and the street.  The use should have little effect on surrounding properties. 

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

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE


Department of Community Planning and Economic Development 
BZZ-7277 and Vac-1648 

 

 

 
6 

The site is served by existing infrastructure.  The Public Works Department will review the project 
for appropriate drainage and stormwater management as well as to ensure the safety of the position 
and design of improvements in or over the public right-of-way.   The vehicle access to the short-
term parking area would be from 8th Street.  Vehicles would exit through a second curb cut onto 8th 
Street. 

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

The drop-off/pick-up area is designed for one-way circulation.  Movements to and from 8th Street 
would be restricted to right-in and right-out through two 18 foot wide curb cuts.  The applicant has 
worked with Public Works to minimize the width of the curb cuts to reduce the chance for conflicts 
with pedestrians.  The drop-off/pick-up area would contain 2 parking lanes with the ability to 
accommodate approximately 10 spaces and a third bypass lane.  Approximately 90 visitors per hour 
are expected to use the drop-off/pick-up area with loading/unloading taking an average of 10 minutes 
per visitor.  The design is intended to prevent vehicles from waiting to pick-up/drop-off in 8th Street. 
HCMC operations and security personnel would also manage the traffic flow.  Adequate measures 
would be provided to minimize traffic congestion in the public streets.   

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

Please see the site plan review section of this report.  

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

The proposed use would conform to the applicable regulations upon the approval of the conditional 
use permits, variance, site plan review, and vacation.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum off-street loading requirement from 3 spaces to 0 spaces based on the 
following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

For a hospital development with 380,000 square feet of gross floor area, 3 large on-site loading 
spaces are required.  Practical difficulties exist in complying with the ordinance because of 
circumstances unique to the property.  The proposed use is an expansion of an existing hospital 
campus that occupies multiple City blocks.  A centralized campus loading facility is located at the 
property of 626 10th Avenue South.  The existing loading facility would be used by the new 
development and would be connected through the tunnel and skyway system connecting each block.   

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. 

Parking and loading regulations are established to recognize the parking and loading needs of uses 
and structures, to enhance the compatibility between parking and loading areas and their 
surroundings, and to regulate the number, design, maintenance, use and location of off-street 
parking and loading 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 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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city's policies related to transportation, land use, urban design, and sustainability.  The existing 
loading facility would be used by the new development and would be connected through the tunnel 
and skyway system connecting each block.  A centralized loading facility lessens the adverse impacts 
on the surrounding neighborhood by not introducing excessive delivery and loading functions in 
multiple locations. The request is reasonable and in keeping with the spirit and intent of the 
ordinance and the comprehensive plan. 

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 would not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity and would not be detrimental to the health, 
safety, or welfare of the general public or of those utilizing the property or nearby properties. The 
existing loading facility would be used by the new development and would be connected through the 
tunnel and skyway system connecting each block.  A centralized loading facility lessens the adverse 
impacts on the surrounding neighborhood by not introducing excessive delivery and loading 
functions in multiple locations.  

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

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

Building Placement and Design – Requires alternative compliance 

• The building would not reinforce the street wall on each frontage.  Alternative compliance is 
requested to allow the first floor of the building to be set back more than 8 feet from 8th Street, 
Chicago Avenue and 9th Street.   Although alternative compliance is requested for the placement of 
the building, windows greatly exceeding the minimum requirements would be provided on each 
side of the building to maximize natural surveillance and visibility.  Because the drop-off/pick-up 
area would be located between the entrance and 8th Street, walkways from the two adjacent street 
intersections would provide clear and direct connections to the entrance.  For the new outpatient 
facility, 1,800 visitors a day are expected.  To ensure that the walkways can accommodate the 
anticipated high levels of pedestrian and drop-off traffic (70 percent of all visitors are expected to 
use the main entrance), staff is recommending that the walkway be at least 8 feet in width and is 
continuously clear and unobstructed.  As proposed, portions of the walkway are narrower where 
bollards and the canopy columns are shown. 

• The first floor of the building would face four streets.  The building wall would be within 8 feet of 
Park Avenue.  Alternative compliance is requested to allow the first floor of the building to be set 
back more than 8 feet from 8th Street, Chicago Avenue and 9th Street. 

• Landscaping, walkways, a patio, and a drop-off/pick-up area would be located between the building 
and the adjacent streets.  A pocket park is also proposed at the corner of 9th Street and Park 
Avenue. 

• The main entrance faces 8th Street. 
• Building walls would provide architectural details and contain windows to create visual interest and 

increase security of adjacent outdoor spaces. 
• Architectural elements, including recesses, projections, and windows, would be emphasized to 

divide the building into smaller identifiable sections.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE


Department of Community Planning and Economic Development 
BZZ-7277 and Vac-1648 

 

 

 
8 

• The building would not have any blank, uninterrupted walls that do not include architectural 
elements exceeding 25 feet in length. 

• The proposed exterior materials would be durable and include metal panel, precast concrete and 
glass.   

• The materials and appearance of each side of the building are similar and compatible to each other. 
• Plain face concrete block is not proposed as an exterior material. 
• The principal entrance would be surrounded by windows and sheltered to emphasize its 

importance.  Because the drop-off/pick-up area would be located between the entrance and the 
street, walkways from the two adjacent street intersections would provide clear and direct 
connections to the entrance.  For the new outpatient facility, 1,800 visitors a day are expected.  To 
ensure that the walkways can accommodate the anticipated high levels of pedestrian and drop-off 
traffic(70 percent of all visitors are expected to use the main entrance), staff is recommending that 
the walkway be at least 8 feet in width and is continuously clear and unobstructed.  As proposed, 
portions of the walkway are narrower where bollards and the canopy columns are shown. 

• Windows exceeding the minimum requirements would be provided on each floor of the building 
facing an adjacent street or parking area, with the exception of the seventh floor penthouse level 
facing Chicago Avenue and 8th Street.  See Table 1.  Alternative compliance is requested for those 
building elevations.  All windows used to meet the minimum requirements would be vertical in 
proportion and distributed in a more or less even manner.  The bottom of each ground floor 
window would not be more than 4 feet above the adjacent grade.  The ground floor windows 
would be lightly tinted with a visible light transmittance of 0.6.  A fixture plan has not been 
submitted as part of the application.  Shelving, mechanical equipment or other similar fixtures will 
not be allowed to block windows used to meet the minimum requirements in the area between 4 
and 7 feet above the adjacent grade. 

• The ground floor is designed to accommodate active functions with less than 30 percent of each 
linear frontage occupied by storage and mechanical spaces. 

• A flat roof is proposed, which is similar to surrounding buildings. 
• All enclosed parking would be below-grade. 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 

Nonresidential Uses 

8th St (north) 1st Floor 30% minimum 756 sq. ft. 93% 2,344 sq. ft. 

2nd-6th Floors 10% minimum 451 sq. ft. >60% >3,000 sq. ft. 

7th Floor 10% minimum 504 sq. ft. 0% 0 sq. ft. 

9th St (south) 1st Floor 30% minimum 331 sq. ft. 100% 1,100 sq. ft. 

2nd-3rd Floors 10% minimum 180 sq. ft. >50% >1,000 sq. ft. 

Chicago Ave (east) 1st Floor 30% minimum 720 sq. ft. >45% >1,100 sq. ft. 

2nd-3rd Floors 10% minimum 430 sq. ft. >30% >1,300 sq. ft. 

4th-6th Floors 10% minimum 260 sq. ft. >30% >900 sq. ft. 

7th Floor 10% minimum 304 sq. ft. 0% 0 sq. ft. 

Park Ave (west) 1st Floor 30% minimum 367 sq. ft. >95% >1,200 sq. ft. 

2nd-4th Floors 10% minimum 219 sq. ft. >30% >700 sq. ft. 

5th-6th Floors 10% minimum 195 sq. ft. >25% >500 sq. ft. 
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Access and Circulation – Meets requirements with Conditions of Approval 

• Clear and well-lit walkways at least 4 feet in width would connect the main building entrance to the 
adjacent public sidewalks and on-site parking.  Because the drop-off/pick-up area would be located 
between the entrance and the street, walkways from the two adjacent street intersections would 
provide clear and direct connections to the entrance.  For the new outpatient facility, 1,800 visitors 
a day are expected.  To ensure that the walkways can accommodate the anticipated high levels of 
pedestrian and drop-off traffic (70 percent of all visitors are expected to use the main entrance), 
staff is recommending that the walkway be at least 8 feet in width and is continuously clear and 
unobstructed.  As proposed, portions of the walkway are narrower where bollards and the canopy 
columns are shown. 

• An existing transit shelter is located on Chicago Avenue.  No changes are proposed to the shelter. 
• Vehicular access and circulation is designed to minimize conflicts with pedestrians and surrounding 

residential uses.  Vehicle access would not be located next to the adjacent residential property.  
The access to the below-grade parking would be located on Park Avenue, a one-way street.  All 
circulation for the below-grade parking area is designed to occur on-site.  Two curb cuts would be 
located on 8th Street to provide access to the drop-off/pick-up area.  Circulation for the drop-off 
area would be one-way.  The applicant has worked with Public Works and Planning staff to 
minimize the width of the curb cuts and the impact on the pedestrian realm. 

• The public alley is proposed to be vacated and thus alley access is not proposed. 
• Service vehicles will continue to utilize the centralized campus loading facility at the property of 

626 10th Avenue South. 
• To the extent practical, the site plan would minimize the use of impervious surfaces.  Existing 

conditions are almost entirely impervious.  Almost 18,000 square feet of the site would be 
landscaped, which is more than 47 percent of the net lot area.  Other than the drop-off/pick-up 
area, no surface parking is proposed. 

Landscaping and Screening – Meets requirements with Conditions of Approval 

• Buildings containing more than 50,000 square feet of gross floor area in the downtown zoning 
districts are exempt from the general landscaping requirements. The drop-off/pick-up area is 
subject to the parking landscaping and screening requirements. 

• A 7 to 20 foot wide landscaped yard would be provided and would be planted with trees and 
shrubs. However, the specific types of trees and shrubs are not identified.  The final landscape plan 
will need to identify the type of plants proposed to ensure that the screening requirements will be 
met and that sufficient canopy cover will be provided. 

• Areas not occupied by the building, parking area, walkways, and the patio cafe, would be covered 
with landscaping including trees, shrubs, perennials and rock mulch.  The rock mulch would be 
located next the public sidewalks on 8th Street and Chicago Avenue.  Rock mulch has proven 
problematic in the past when it migrates to the public right-of-way. Staff is recommending that the 
planning commission not allow rock mulch to be used. 

• The landscape plan indicates that the landscape materials would comply with the installation and 
maintenance requirements. 

 

Additional Standards – Meets requirements 

• The drop-off/pick-up area and driveways would be designed with continuous concrete curbing to 
direct stormwater runoff to below-grade stormwater retention tanks. 
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• The proposed building would not impede views of important elements of the city, and would be 
located and arranged to minimize shadowing on public spaces and adjacent properties and to 
minimize the generation of wind currents at the ground level. 

• The development includes environmental design elements to prevent crime.  An abundant amount 
of windows that will promote natural observation and allow views into and out of the building at 
eye level would be provided on all sides of the building.  A complete lighting plan has not been 
submitted as part of the application.  A photometric plan will also need to be provided as part of 
the final plans.  Landscaping, walkways and fencing would be used to distinguish between public and 
private spaces and to guide pedestrian movement through the site. 

• Part of the site is located in the South 9th Street Historic District.  No buildings exist on those 
parcels within the district.  The existing structures on the site will be demolished in order to 
construct the new building.  The buildings are not locally designated historic structures or potential 
historic resources.   

 

2. Conformance with all applicable regulations of the zoning ordinance. 

The proposed use is conditional in the B4N District. 

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

• For a hospital, the maximum vehicle parking requirement and the minimum bicycle parking 
requirement is based on a study for the entire institution through the conditional use permit 
(CUP).  Please see the CUP findings above for additional analysis.  In the proposed below-grade 
parking, a total of 221 vehicle spaces are proposed.  Additional short-term parking would be 
available in the drop-off/pick-up area adjacent to the main entrance.  Accessible parking must be 
provided as required by the Minnesota State Building Code. In order to utilize the existing central 
loading facility for the hospital campus, the applicant is requesting a variance for the minimum on-
site loading requirement. 

Table 2. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Hospital  None -- 0 As approved 
by CUP 221 enclosed 

 

Table 3. Bicycle Parking and Loading Requirements (Chapter 541) 

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

Hospital  As approved 
by CUP -- Not less 

than 50% 

19 short-
term on-

site 

Medium  
(3 large) 

0 on-site 

 

 

 

 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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Building Bulk and Height – Meets requirements 

Table 4. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 102,840  sq. ft.  

Gross Floor Area (GFA) -- 379,920 sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

2.0 
3.69 

Maximum Floor Area Ratio 
(GFA/Lot Area) None 

Maximum Building Height 10 stories or 140 feet, 
whichever is less 7 stories, 112 ft. 

 

Lot Requirements – Not applicable 

 

Yard Requirements – Not applicable 

 

Signs – Not applicable 

• Signs are subject to Chapter 543 of the Zoning Code.  All new signs are required to meet the 
requirements in Chapter 543.  

• No signage is proposed at this time.   

Refuse Screening – Meets requirements 

• Refuse storage containers are required to be enclosed on all four sides by screening compatible 
with the principal structure not less than two feet higher than the refuse container or shall be 
otherwise effectively screened from the street, adjacent residential uses located in a residence 
or office residence district and adjacent permitted or conditional residential uses.  Refuse 
storage containers will be stored in the building and then brought to the existing central loading 
facility for the hospital campus where pick-up will occur. 

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

• All mechanical equipment is required to be arranged so as to minimize visual impact by using 
screening and must comply with Chapter 535 and district requirements.  Electrical switchgear will 
be located at the corner of Park Avenue and 8th Street.  A four foot tall screen wall is proposed to 
screen the boxes from 8th Street.  Additional screening may be needed to screen the boxes from 
Park Avenue.  Rooftop mechanical equipment is also proposed and will be fully enclosed and 
screened in the penthouse level. 

Lighting – Lighting plan required 

• Lighting must comply with Chapter 535 and Chapter 541 of the zoning code.  A lighting plan was 
not provided as part of the application.  One will need to be provided with the final plans. 

Specific Development Standards – Meets requirements 

• All new hospitals and expansions of existing hospitals must submit a master development plan that 
describes proposed physical development for a period of 5 years and a period from 5 to 10 years 
and must include a description of proposed development phases and plans, including development 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR.html%23MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST.html%23MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA.html%23MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA_541.340LI
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priorities, the probable sequence for proposed development, estimated dates of construction, and 
anticipated interim use of property waiting to be developed.  The master development plan is 
attached to this report for reference. 

DP Downtown Parking Overlay District Standards – Requires conditional use permit 

• The proposed development includes an accessory parking lot with approximately 10 spaces.  A 
conditional use permit is required. 

 

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. 
With the adoption of the staff recommendation, the proposed development would be consistent with 
the following principles and policies outlined in the comprehensive plan:  

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

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

Land Use Policy 1.3: Ensure that development plans incorporate appropriate 
transportation access and facilities, particularly for bicycle, pedestrian, and transit. 

1.3.1 Require safe, convenient, and direct pedestrian connections between principal building 
entrances and the public right-of-way in all new development and, where practical, in 
conjunction with renovation and expansion of existing buildings. 

Heritage Preservation Policy 8.1: Preserve, maintain, and designate districts, 
landmarks, and historic resources which serve as reminders of the city's architecture, 
history, and culture. 

8.1.2  Require new construction in historic districts to be compatible with the historic 
fabric. 

Urban Design Policy 10.2: Integrate pedestrian scale design features into Downtown 
site and building designs and infrastructure improvements. 

10.2.1 The ground floor of buildings should be occupied by active uses with direct 
connections to the sidewalk. 

10.2.2 The street level of buildings should have windows to allow for clear views into and 
out of the building. 

10.2.3 Ensure that buildings incorporate design elements that eliminate long stretches of 
blank, inactive building walls such as windows, green walls, architectural details, and 
murals. 

10.2.4 Integrate components in building designs that offer protection to pedestrians, such as 
awnings and canopies, as a means to encourage pedestrian activity along the street. 

10.2.5 Locate access to and egress from parking ramps mid-block and at right angles to 
minimize disruptions to pedestrian flow at the street level. 

10.2.6 Arrange buildings within a site in order to minimize the generation of wind currents at 
ground level. 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
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10.2.7 Locate buildings so that shadowing on public spaces and adjacent properties is 
minimized. 

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

Urban Design Policy 10.3: Use skyways to connect buildings Downtown. 

10.3.1 Provide maximum transparency of skyway walls in order to provide views to the 
outside that help users orient themselves. 

10.3.6 Limit skyway expansion to the downtown core and at other key sites with high-
intensity uses in order to minimize low-usage skyways and maximize street-level 
pedestrian activity in growing downtown neighborhoods and historic areas. 

Urban Design Policy 10.13: Work with institutional and public partners to assure that 
the scale and form of new development or expansion will occur in a manner most 
compatible with the surrounding area. 

10.13.1 Concentrate the greatest density and height in the interior of institutional campuses 
with stepped-down building design as it transitions to the neighborhood. 

10.13.2 Develop building forms on the edges of institutional property which are most 
reflective of neighboring properties as the preferred option, while recognizing that in 
certain circumstances greater bulk and density may be preferable to expansion beyond 
existing campus boundaries. 

10.13.3 Encourage institutional uses and public buildings and facilities to incorporate 
architectural and site design that is reflective of their civic importance and that 
identifies their role as focal points for the community. 

10.13.4 Promote active uses at the ground floor level. 

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

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

10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, that 
buffer pedestrians from auto traffic, parking areas, and winter elements. 

10.16.3 Integrate placement of street furniture and fixtures, including landscaping and lighting, 
to serve a function and not obstruct pedestrian pathways and pedestrian flows. 

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

Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities. 

10.18.1 Require that parking lots meet or exceed the landscaping and screening requirements 
of the zoning code, especially along transit corridors, adjacent to residential areas, and 
areas of transition between land uses. 
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10.18.2 Parking lots should maintain the existing street face in developed areas and establish 
them in undeveloped areas through the use of fencing, walls, landscaping or a 
combination thereof along property lines. 

10.18.4 Provide walkways within parking lots in order to guide pedestrians through the site. 

10.18.7  Minimize the width of ingress and egress lanes along the public right of way in order 
to provide safe pedestrian access across large driveways. 

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

 

Urban Design Policy 10.22 Use Crime Prevention Through Environmental Design 
(CPTED) principles when designing all projects that impact the public realm, including 
open spaces and parks, on publicly owned and private land. 

 

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

The subject site is located within the boundaries of two small area plans, the Downtown East/North 
Loop Master Plan and the Elliot Park Neighborhood Master Plan.  With the adoption of the staff 
recommendation, the site plan will be consistent with the applicable policies of the small area plan.   

In the Downtown East/North Loop Master Plan, the site is location within the Elliot Park West 
Development Precinct.  The future land use is identified as mixed use—residential with height limits of 5 
to 13 floors on the half of the block closest to HCMC and 1 to 4 floors on the remainder of the block. 
The plan also supports at-grade retail at the corner of 9th Street and Chicago Avenue.  The plan calls for 
the creation of a retail node at this intersection.  However, the existing uses (two medium-density 
residential properties and a 7-story parking ramp) on 3 of the 5 corners make the implementation of 
this goal unlikely.  The applicant is proposing to locate a café on the ground floor with an outdoor patio 
adjacent to Chicago Avenue and 8th Street as a nod to a retail presence on Chicago Avenue.   

In the Elliot Park Neighborhood Master Plan, the site is located in both the Downtown District and the 
Central Core District.  Medium to large scale development is supported at this location with building 
heights stepping down to the neighborhood scale.   The following guidelines also apply to this 
development: 

• Explore additional opportunities for neighborhood green, pocket parks and community garden 
space. 

• Develop streetscape improvements along Portland, Park and Chicago Avenues. 
• Increased use of below grade and structured parking. 
• Elimination of surface parking. 

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: 

http://www.minneapolismn.gov/cped/planning/master-plans_downtown-east-north-loop_index
http://www.minneapolismn.gov/cped/planning/master-plans_downtown-east-north-loop_index
http://www.minneapolismn.gov/cped/planning/cped_elliot-master-plan
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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• Building Placement. The first floor of the building would face four streets.  Alternative 
compliance is requested to allow the first floor of the building to be set back more than 8 feet from 
8th Street, Chicago Avenue and 9th Street.   

o 8th Street:  The placement of the first floor building wall from 8th Street would vary from 15 
feet to 65 feet.  The drop-off/pick-up area would be located between the building and 8th 
Street.  Landscaping and a café patio are proposed in the remaining areas between the 
building and the street.  As described in more detail in the applicant’s narrative, the drop-off 
is needed to accommodate the various modes of transportation and a high volume of 
patients arriving at/leaving the building.  Because the building needs to occupy most of the 
development site, there are no alternatives to locate the drop-off/pick-up area that wouldn’t 
be between the building and the street.  Because of these circumstances the building needs 
to be set back further than 8 feet from the street.  For these reasons, staff is recommending 
that the Planning Commission grant alternative compliance. 

o Chicago Avenue:  The placement of the first floor building wall from Chicago Avenue would 
be 17 feet.  Landscaping would be provided between the building and the street.  Also, the 
tunnel would be located in a portion of the area under the area between the building and 
the street.  The tunnel connection to the existing campus is needed for staff, supplies and 
utilities.  To be able to work around utilities in 8th Street, the tunnel needs to be at a certain 
height and cannot be sunk further.  The tunnel roof does allow for landscaping to be planted 
above.  In this case, a larger setback allows for more landscaping adjacent to the public 
sidewalk to prevent a canyon effect with two large scale buildings flanking Chicago Avenue, a 
commercial corridor.  A 3 to 7-level parking ramp with no active ground floor uses is 
located across the street.  For these reasons, staff is recommending that the Planning 
Commission grant alternative compliance. 

o 9th Street:  The placement of the first floor building wall from 9th Street would be 0 to 26 
feet.  Most of the first floor wall would be set back 0 feet.  Where the first floor wall would 
be inset, landscaping would be provided.  In addition to stepping down the building height, 
the variation in the building setback allows for another way to transition the scale of a large 
nonresidential building to the scale of the surrounding residential neighborhood. For these 
reasons, staff is recommending that the Planning Commission grant alternative compliance. 
 

• Windows.  Windows exceeding the minimum requirements would be provided on each floor of 
the building facing an adjacent street or parking area, with the exception of the seventh floor 
penthouse level facing Chicago Avenue and 8th Street.  Alternative compliance is requested.  The 
seventh floor would be occupied entirely by a mechanical penthouse.  Providing windows on this 
level would provide no natural surveillance and would make the mechanical equipment visible from 
the surrounding area.  In lieu of meeting the window requirements, the applicant is proposing to 
add recessed and projecting architectural elements.  The north elevation is also recessed from the 
lower levels further reducing its visibility. Because providing the windows would be impractical, 
staff is recommending that the Planning Commission grant alternative compliance. 
 

VACATION 
RESPONSES FROM UTILITIES AND AFFECTED PROPERTY OWNERS. An easement 
was requested by Xcel Energy.  CenturyLink has requested that the vacation be denied because the 
applicant has not yet relocated their facilities.  Minneapolis Public Works has reviewed the vacation 
petition, but has not provided a recommendation letter.  The Traffic Division has identified that a signal 
source of power (SOP) needs to be relocated.  The applicant is working with Public Works and Xcel to 
find a new location and resolve other relocation requirements. 
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FINDINGS. If facilities have not yet been relocated by an applicant prior to a vacation being approved, 
it is typical for the City to include easements as part of the vacation resolution.  Provided SOP 
relocation issues are resolved, the Department of Public Works has indicated, and the Department of 
Community Planning and Economic Development concurs, that the area proposed for vacation is not 
needed for any public purpose, and it is not part of a public transportation corridor, and that they can 
be vacated if any easements requested above are granted by the petitioner. 

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by Hennepin Healthcare System for the 
properties located at 801-829 Park Ave, 715-721 8th St S, and 816 Chicago Ave: 

A. Conditional Use Permit for an expansion of a hospital. 

Recommended motion: Approve the application for a conditional use permit to allow an 
expansion of a hospital, subject to the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 
Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 
requiring a conditional use permit may commence. Unless extended by the zoning 
administrator, the conditional use permit shall expire if it is not recorded within two years 
of approval. 

B. Conditional Use Permit to allow surface parking in the DP Overlay District. 

Recommended motion: Approve the application for a conditional use permit to allow surface 
parking (drop-off/pick-up area) in the DP Downtown Parking Overlay District, subject to the 
following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 
Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 
requiring a conditional use permit may commence. Unless extended by the zoning 
administrator, the conditional use permit shall expire if it is not recorded within two years 
of approval. 

C. Variance of the minimum loading requirement. 

Recommended motion: Approve the application for a variance to reduce the minimum off-
street loading requirement from 3 spaces to 0 spaces. 

D. Site Plan Review for a new 7-story building. 

Recommended motion: Approve the application for a site plan review application to allow a 7-
story building, subject to the following conditions: 

1. A clear and unobstructed walkway of at least 8 feet in width shall be provided continuously 
between the public sidewalk and the main building entrance. 

2. Landscaping and screening shall be provided between the drop-off/pick-up area and 8th 
Street as required by section 530.170 of the zoning code. 

3. Landscaped areas not covered with turf grass, native grasses or other perennial flowering 
plants, vines, mulch, shrubs, trees or edible landscaping shall be covered with wood mulch. 
Rock mulch shall not be used. 
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4. All mechanical equipment shall be screened as required by section 535.70 of the zoning 
code. 

5. Department of Community Planning and Economic Development staff review and approval 
of the final building elevations, floor, site, lighting and landscape plans.  

6. Site improvements required by Chapter 530 or by the City Planning Commission shall be 
completed by August 17, 2017, unless extended by the Zoning Administrator, or the permit 
may be revoked for non-compliance. 

E. Vacation of a public alley. 

Recommended motion: Approve the vacation of the public alley located on the block bound by 
8th Street South, Chicago Avenue South, 9th Street South and Park Avenue South, subject to the 
following condition: 
1. Easements shall be reserved for Xcel Energy and Century Link. 
 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Vacation maps 
5. Aerial  
6. Photos 
7. Site survey 
8. Floor plans 
9. Building elevations 
10. Shadow study  
11. Site plan  
12. Civil drawings 
13. Landscape plan 
14. Renderings 
15. Travel demand management plan approved copy 
16. Materials board 
17. Public comments 

 



  
 
 
 
 
 
 

 
 
Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*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. 

 

 

Preliminary Development Review Report 
Development Coordinator Assigned: MATTHEW JAMES 

(612) 673-2547 
matthew.james@minneapolismn.gov 
 

 

 

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 
A new 7 story ambulatory outpatient clinic and surgery center for Hennepin County Medical Center with 2 levels 
of underground parking.  

Status *  Tracking Number: PDR 1001325 
RESUBMISSION 
REQUIRED 

 
Applicant:  HENNEPIN COUNTY MEDICAL CENTER 

701 PARK ABE 
MINNEAPOLIS, MN 55415 
  

 

  Site Address: 829 PARK AVE 
821 PARK AVE 
811 PARK AVE 
801 PARK AVE 
715 8TH ST S 
721 8TH ST S 
816 CHICAGO AVE 
 

  Date Submitted: 17-JUN-2015 
  Date Reviewed: 24-JUN-2015 
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Review Findings (by Discipline) 
 

 Historical Preservation Committee 
 Unless determined otherwise, a certificate of appropriateness application is required for the alterations 

proposed within the historic district. 
 Upon submittal of the COA application, additional information may be requested. 
 The HPC may require addition changes to the plans.  

 Business Licensing 
 Continue to work with Matthew D. James (612) 673-2547 concerning a Food Plan Review, SAC 

determination and any Business License application submittal that may be required for this proposed project. 

 Addressing 
 Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority 

for assignment of all addresses, verification, change, and/or additions.  Each assigned address number uses the 
street that provides the best/direct access for life safety equipment and best/direct access to the occupants. 

 The address for the proposed HCMC Ambulatory Outpatient Specialty Center building will be 715 8th Street 
S. This address meets the City of Minneapolis Street Naming and Address Standard requirements. 

 When assigning suite sequences the following guidelines are as follows: 
 The first one to two digits of the suite sequence number will designate the floor number of the site. 
 The last two digits of the suite sequence number will designate the unique ID 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. 

 Parks - Forestry 
 Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org)  regarding any questions related to 

planting, removal or the process for protection of trees during construction in the city right of way. 
 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?clientId=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, the calculated dedication fee is as follows: 

 Park Dedication Fee Calculation = 
 Non-Residential Commercial Space   = $141,325 
 5% of $141,325 (Administration Fee, $1000 max) = $    1,000 
 Total Park Dedication Fee:          = $142,325 

 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 regarding dedicated park land in lieu of the Park Dedication Fee please contact Adam 
Arvidson at the Minneapolis Parks and Recreation Board (aarvidson@minneapolisparks.org , 612-230-6470). 
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 Zoning - Planning 
 The following required applications have been identified:  Conditional use permit to allow the expansion of a 

hospital; Conditional use permit to allow a surface parking lot in the DP Downtown Parking Overlay District;  
Variance to reduce the minimum off-site loading requirement to allow loading to occur in the central loading 
area for HCMC; Variance to increase the maximum driveway width from 35 feet to 37 feet; Variance to 
increase the maximum number of freestanding signs allowed from 1 to 4; Variance to increase the maximum 
area and height of wall signs; Variance to allow pole signs;  Site plan review; Vacation of the public alley; 
and Travel demand management plan. 

 Upon submittal of the land use application, additional information may be requested or additional required 
applications identified. 

 The CPC may require addition changes to the plans. 

 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. 

 An encroachment permit shall be required for all skyways and tunnels.  Proposed skyways require review and 
approval by the Minneapolis Skyway Advisory Committee, for further information go to: 

 http://www.ci.minneapolis.mn.us/boards/other/boards-and-
commissions_downtownskywayadvisorycommittee.  

 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. 

 The Project limits fall within the boundaries of the Downtown Improvement District (DID).  Any 
improvements, modifications, and alterations to the streetscape are subject to the review and approval of the 
DID.  Please contact Ben Shardlow at (612) 656-3830 for further information. 

 Street Design 
 All curb & gutter in the Public right-of-way shall be designed and constructed to City standards, curb & gutter 

to be City standard B624 Curb and Gutter.  Please refer to the following:  
http://www.minneapolismn.gov/publicworks/plates/public-works_road.  Add the appropriate details from the 
ROAD-1000 Series - Curbs and Gutters (ROAD-1003, and ROAD-1010) to the plans. 

 Sidewalk 
 ADA compliant pedestrian ramps are required at each proposed crosswalk.  Construct two (2) ADA 

compliant pedestrian ramps at each proposed location.  Include the appropriate details and standard plans in 
the site plan; refer Mn/DOT Standard Plan 5-297.250 Pedestrian Curb Ramp Details at:  
http://standardplans.dot.state.mn.us/stdplan.aspx.  
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 Traffic and Parking 
 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). 
 Street lighting will be required as part of this Project; please contact Bill Prince at (612) 673-3901 regarding 

existing and proposed street lighting, and the requirements for a "street lighting plan".  All street lighting 
(existing and proposed) shall be shown clearly on the site plan. 

 The Applicant shall note the location of any existing Metro Transit "bus stops" on the site plan. 
 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 deliveries and trash 
removal operations and show turning maneuvers for all truck type vehicles that will be using the loading 
dock/parking entrance areas.  Per City Ordinance the Applicant shall provide for (and identify) a solid waste 
collection point (SWCP) on the site plans.  The location of the SWCP is subject to the review and approval of 
the Public Works Department. 

 The proposed 24' wide access point and double drive lane seems excessive for a dropped off area.  Please 
revise the drop off area with a single lane and a 16' wide access point. 

 The exit to the drop off bay should have enough room for one vehicle only and placement of the vehicle 
should be perpendicular to the sidewalk (not angled).  The maximum width for one exiting vehicle should be 
16'. 

 The entrance and exit of the drop-off area should be aligned with the driveways on the other side of 8th St S 
for flow between the two facilities. 

 The proposed skyway would likely create shadows on the pedestrians below.  Adding a vehicle exit point to a 
location where a shadow is located is not advised as the drivers may have difficulty seeing the pedestrians.  
Please consider this in any redesign of the exit location. 

 Note to the Applicant:  Please add the following notes to the site plan: 
 Please contact Bill Prince at (612) 673-3901 regarding existing and proposed street lighting.  All street 

lighting (existing and proposed) shall be shown clearly on 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 Minneapolis signal system 

 Water 
 The location of the meter shall be at the point of entry of the water service pipe into the building. 

 Sewer Design 
 Groundwater:  Please identify the lowest floor elevation on the grading plan and provide a copy of any 

geotechnical reports for the site.  It must be adequately demonstrated that pumping of groundwater will not be 
necessary in order to keep the below grade areas dry. 

 Stormwater Management:  The water quality requirement identified in the Stormwater Management Plan that 
one inch of runoff from the new impervious surfaces created by the project be retained on site is no a City of 
Minneapolis requirement.  Please clarify this in the document for clarity. 

 In the narrative to the Stormwater Management Plan please describe how the site is meeting the water quality, 
70% TSS removal requirement.  Please also provide supporting documentation or modeling demonstrating 
compliance with the requirement. 

 Please identify the location of any proposed foundation or drain tile connections or discharges. 



Minneapolis Development Review 
 

Tracking Number: PDR 1001325  

 

PDR Report ver 3.0 (PDRR1.doc)  5

 Where the underground portion of the structure is located beneath planting areas, the area should not be 
considered pervious for purposes of the stormwater modeling as the underlying structure will prevent 
infiltration.  Please appropriately account for this the stormwater modeling. 

 It appears that the underground stormwater treatment structures are modeled with 0.5' of stone located above 
the crown of the pipe.  This should be identified in the plans or detail to ensure it is constructed that way.  
Similar comment for the stone below the pipe and end stone. 

 The spacing of the perforated pipes in the underground stormwater treatment system as shown in the detail 
appears to differ from that shown in the plan view.  Please revise to match and update the modeling to reflect 
the proposed conditions. 

 It appears there are two storm sewer roof drain stubs directed towards 9th St S.  One bypasses the treatment 
structure.  Please identify how these function and demonstrate compliance with the stormwater treatment 
requirements with the bypass. 

 The invert of the outlet for the underground stormwater treatment system near 8th St S (INF2) is modeled as 
836.69, while the plan indicates 836.49. 

 Please provide a copy of any geotechnical reports for the site.  In the absence of field measured infiltration 
rates, the design infiltration rates from the MN Stormwater Manual 
(http://stormwater.pca.state.mn.us/index.php/Design_infiltration_rates) should be used for the design of the 
infiltration practice. 

 An operations and maintenance plan is required for the stormwater treatment devices.  The O&M plan shall 
define the maintenance regimen, including type and interval of maintenance and party to conduct such 
maintenance.  Please provide a copy of the O&M Plan. 

 Utility Connections:  It is preferred that the proposed sanitary sewer connection in 8th St S be made at the 
existing manhole downstream 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. 

 The proposed sanitary sewer service connection to the City main in 9th St S should be core-drilled and a 
saddle tee fitting installed, per City of Minneapolis Standard Supplemental Specifications.  A new manhole is 
not permitted for the connection.  Please revise the plans accordingly. 

 The proposed storm sewer service connection to the City main in 9th St S should be core-drilled and a saddle 
tee fitting installed, per City of Minneapolis Standard Supplemental Specifications.  A new manhole is not 
permitted for the connection.  Please revise the plans accordingly. 

 The proposed storm sewer service connection to the City main in Chicago Ave S is quite shallow.  It should 
be evaluated if this pipe is within the pavement structure of the street.  It also does not appear that private 
utilities have been identified within the right-of-way here.  Typical downtown streets are quite congested 
within the right-of-way with private utilities, many of which are also shallow.  It may be highly unlikely that 
the pipe will be able to be installed as shown.  The potential utility conflicts should be further evaluated. 

 Utility:  Please continue to work with Jeremy Strehlo, (612) 673-3973, on the proposed reconstruction of the 
City sanitary sewer main in 8th St S.  The City would prefer RCP not be used for the sanitary main.  Other 
alternatives should be explored. 

 Non Stormwater Discharges:  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. 

 Construction Code Services 
 The plan as submitted meets the requirements of the Construction Code Services Division. 
 A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for 

the proposed project. Please refer to this link for more information or Contact Karon Cappaert at( 651) 602-
1118 or karon.cappaert@metc.state.mn.us. 
http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability_charge.pdf.  
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 Fire Safety 
 Provide required fire suppression system throughout building. 
 Fire department connection must be located on the address side of building & within 150 feet of a fire 

hydrant. 
 Provide required fire alarm system throughout building. 
 Maintain fire apparatus access at all times. 

 Environmental Health 
 Various parcels in the block have had fuel oil, gasoline or waste oil tanks and have been involved in clean-up 

programs at the Minnesota Pollution Control Agency. The parcel currently addressed as 721 8th Street South 
was a gasoline service station from 1925-1958 when it was demolished. The condition of the soil when the 
tanks were removed was not identified. With this parcels condition being unknown and the removal of other  
underground storage tanks identifying impacted soils it is recommended that the project entry the MPCA 
Voluntary Investigation and clean-up program. If additional tanks are found during site work along with 
impacted soils permits and approval from Environmental Services will be required, see below for these and 
other permit requirements. 

 If dewatering is required during site construction see below for city permit requirements. 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. 

 A review 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. 

 
 

END OF REPORT
 





HCMC Ambulatory Care Clinic 
 

Responses to required findings 
 

• Conditional Use Permit permitting hospital expansion – The City’s zoning ordinance permits 
hospitals within the B4N zoning district. As noted in the project narrative, the proposal of HCMC 
is seeking to establish an ambulatory outpatient clinic and surgery center. This will facility will 
bring a number of clinic and patient functions within one facility and will advance a state of the 
art, leading facility in the provision of medical care.  However, any expansions are subject to a 
conditional use permit. We would comment on the specific conditions of the City in considering 
a conditional use permit:  
 
 Will not be determinant to or endanger the public health, safety, comfort and general 

welfare – The proposal of HCMC has been carefully planned and designed by a diverse 
set of professionals. The plans that have been reviewed and advanced with the 
feedback of CPED and Elliot Park and others. This feedback has ensure that the project 
meets the considerations of this bullet. In all instances, we are of the opinion that the 
HCMC proposal will be a fitting development and positive addition to the City and the 
Elliot Park neighborhood. 

 Will not be injurious to the … normal and orderly development of the surrounding area 
– HCMC has spent over a year engaged with CPED, adjacent land owners and the 
community. Each of these discussions have support the development of the 
8th/ Chicago/9th/Park block. We have involved the owner of the existing apartment 
building on 9th and have addressed concerns about the adjacent development. Over the 
past year, we have met with the community over a dozen time to discuss plans, seek 
feedback and refine plans. As noted, Elliot Park Neighborhood on June 18th 
recommended the adoption of a resolution supporting the HCMC development as 
proposed in this application.  From our extensive consultations, HCMC has not been 
made aware of any concerns either with City staff or community about the 
appropriateness of the proposed development.  

 Adequate services provided – The design of the development will ensure that all utilities 
etc… are provided. The application material describes how these requirements are met. 
Further, the preliminary development review and ongoing interaction with staff ensure 
that these are being met. Also, members of our development team are meeting with 
private utility companies and public works staff on the provisions of these measures and 
meeting of requirements.  

 Adequate measures will be provided to minimize the congestion in the public streets – 
This is addressed in detail within the TDMP.  

 Consistent with the policies of the “Comprehensive Plan” – through a review of the plan 
and discussions with CPED staff we have not identified nor have been advised of any 
incompatibilities with the policies of the “Comprehensive Plan”. In fact, the 
redevelopment of surface parking lots and the bringing of new services and 
development to this area of the city are strongly supported.  

 Conforming to zoning district regulations – Other than what is specifically requested in 
this application the development proposal meets all requirements of the City.  
 
 



• Conditional use permit permitting the establishment of a surface parking lot in the Downtown 
Parking Overlay District 
 
 The development proposal seeks to establish a one way driveway off of 8th Street.  
 This facility will not be a surface parking area as defined in the city’s zoning ordinance 

but rather will be a drop off for patients visiting the clinic. It provides a measure of 
convenience for those individuals who have mobility challenges and who are delivered 
to the clinic by means other than private vehicular transportation.  

 Parking will not be permitted and the driveway will be actively managed by HCMC 
operations and security personnel.  

 In looking over the six findings of the city, we are of the opinion that the proposal 
positively meets each and no issues exist. The development team will continue to refine 
the driveway design in consultation with city staff.  

 The drop-off area contains 3 lanes because: 
o The AOSC is a consolidation of existing clinics throughout the HCMC Campus.  

The existing clinics currently have three drop–off points, one at each of the 
Red, Purple and Blue Buildings.  These account for approximately 18 drop-off 
spots serving the existing clinics that will be relocated to the new AOSC.  This 
volume of drop-off traffic will need to be accommodated at the new AOSC. 

o There are a variety of patient/visitor types which will be accessing the new 
AOSC and their method of transportation also varies.   Ambulatory patients 
arrive via personal automobile, public transportation (taxis, medivans and 
Metro Mobility). Less ambulatory patients also arriving will require more 
loading/unloading time.  Valet parking will also require loading and unloading 
time.  While some patient/visitors will arrive and use the underground 
parking, the majority of these patient/visitor types will need access to the 
access drive/drop-off along 8th Street. 

o The TDMP indicates volumes could approach 1,800 patients/visitors per day.  
Assuming 50% will use public transportation or park in the ramp, the drop-off 
at 8th Street should accommodate approximately 90 visitors per hour, 
assuming a 10 hour day.  With each arriving event taking approximately 10 
minutes for loading or unloading the drop-off area would need 9 spots. 

 The three lane drop-off strategy is as follows: 
o Right lane for typical drop-off via private automobile or public 

transportation. This will accommodate approximately 6 vehicles at once. 
o A second lane for temporary drop-off when the first lane is fully occupied.  

This lane will accommodate approximately 4 vehicles at once. 
o A third bypass lane when the first two lanes are occupied or the second lane 

is blocked with a single vehicle dropping off.  This bypass lane also allows 
vehicles which have finished the drop-off event to exit and bypass vehicles in 
the first two lanes.  

 Daily operational considerations will be overseen and addressed by HCMC 
security and parking personnel. 

 We believe that without three lanes the traffic flow will be impeded and 
congestion will back up onto 8th Street and possibly requiring drop-off to occur 



along the curb at 8th Street.  This is not the intent of the entry/drop off for the 
new AOSC.  

 
 

• Variance to reduce the minimum off-site loading requirement to allow loading to occur in the 
central load facility of HCMC  
 
 The proposal is to provide loading and material handling and distribution from HCMC’s 

existing, centralized campus loading facility. This will permit goods to be received, 
stored and distributed.  

 It also will function as the location where material leaving the clinic would be handled.  
 This centralizes all loading functions, focuses activities to an established location, does 

not introduce excessive deliver/loading functions into the neighborhood and takes 
advantage of existing hospital infrastructure (i.e. tunnel system and material handling 
infrastructure) for the distribution of materials.  

 In all cases, the requested variance provides an appropriate approach for loading, etc… - 
one that does not introduce impacts into the neighborhood, is reasonable in all respects 
and is supportive of the community character.  

 
 

 

• Master Development Plan.  The MDP describes proposed physical development for a 
period of 5 years and a period from 5 to 10 years which includes development phases 
and plans, development priorities, sequence of development, estimated dates of 
construction and interim use of property waiting to be developed. 

 

 HCMC does not have a Master Facility Plan in place at the present time. HCMC 
does have a strategic vision detailing planned activities over the next several 
year. This is referred internally as the HCMC B1 Plan. Please refer to plan 
attached to this letter.   

 The B1 plan covers campus planning, development and renovations over the 
next 7-10 years - present to 2023.  

 The first phase of the B1 plan envisions the construction of an Ambulatory 
building (the site subject to HCMC’s current applications). This facility is 
scheduled to begin receiving patients in December 2017. This building 
consolidates the majority of the HCMC outpatient clinics, an outpatient imaging 
center, ambulatory surgery services and a comprehensive cancer center. Several 
outpatient clinics will remain on the main campus. These include: transplant 
clinic, adult psych, positive care, addiction medicine and comprehensive care.  

 With the completion of the Ambulatory building in 2017; the second planning 
phase will take place. This involves the remodeling of areas vacated by 



outpatient clinics being moved to the Ambulatory building and includes:  the 
consolidate inpatient beds (taking semi private rooms and converting them to 
private rooms), bringing HCMC functions currently in leased space adjacent to 
campus (Parkside, Life Sciences Building, Canadian Pacific Building and 811 Park 
– 97,486sf) within the campus, and the renovations to modernize inadequate 
and inefficient office space and administrative areas. The planning and 
construction/renovations will be accomplished over a two year period and be 
ready in 2020.  

 Subsequent planning and remodeling call for the relocation of the laboratory 
services, consolidating inpatient surgical services and renovate the mental health 
services located in the Blue Building. Remodeling and relocation will take place 
with the current physical structure of the campus. 

 A summary of the phases are: 
o Phase 1 – Ambulatory Outpatient Specialty Center 
o Phase 2 – Inpatient Bed consolidation 
o Phase 3 – Surgery expansion & consolidation/sterile processing relocation 
o Phase 4 – Blue Building – Psych renovation/Lab relocation 

 At this point in time there are no plans for any development outside the current 
campus. HCMC over its planning period will be considering options. Beyond what 
is detailed here HCMC undoubtedly will continue to advance renovations on the 
inside of its current campus to respond to patient and operation needs and to 
remain competitive with the ever changing health care environment.  

JMN/jmn 
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1.   The bearing system is based on the southwesterly line of Block 7, MATTISON'S ADDITION TO MINNEAPOLIS having an assumed bearing
of S59°16'38"E.

2.   The vertical datum is based on NGVD29.

BENCHMARK #1
TNH located at Chicago Ave and 8th street south (NE'ly corner of property).

Elev.= 842.38

3.   Subject property address's and property identification numbers are as follows:

Lot 1, Block 7:   829 Park Ave, Minneapolis, MN 55404; 26-029-24-23-0025
Lot 2, Block 7:  821 Park Ave, Minneapolis, MN 55404; 26-029-24-23-0026
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MEDICAL
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CARE

MINNEAPOLIS,
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JCB

RMB 1077/20

2/5/2015

HEN20265

Lots 3 and 4, Block 7, Mattison's Addition to Minneapolis.

(Abstract property)

AND
Parcel A:

Lots 5 and 6, Block 7, Mattison's Addition to Minneapolis.

Parcel B:

The front or Northwesterly 52 feet of Lot 1, Block 7, Mattison's Addition to Minneapolis, described
and bounded as follows: Commencing at the Westerly point or corner of said Lot 1, formed by the
intersection of Russell Street (now 7th Avenue South) and 9th Street; thence Southeasterly along
line dividing said Lot from said 9th Street 52 feet; thence Northeasterly parallel with the line
dividing said lot from said Russell Street (now 7th Avenue South) 55 feet more or less to the line
dividing said Lot 1 from Lot 2, said Block; thence Northwesterly along said last mentioned dividing
line 52 feet more or less to said Russell Street (now 7th Avenue South); thence Southwesterly along
the line dividing said Lot 1 from said Russell Street (now 7th Avenue South) 55 feet more or less to
beginning.

(Abstract property)

DESCRIPTION

PROPERTY SUMMARY

Registration No.

I hereby certify that this survey, plan or report was
prepared by me or under my direct supervision
and that I am a duly Licensed LAND SURVEYOR
under the laws of the State of Minnesota.

Date:

If applicable, contact us for a wet signed copy of this
survey which is available upon request at Sambatek's,
Minnetonka, MN office.

47481
Marcus F. Hampton

2/5/2015
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A500.1

ELEVATIONS

1
A500

EXTERIOR ELEVATION - NORTH
1/16”=1’

2
A500

EXTERIOR ELEVATION - SOUTH
1/16”=1’

































































































METAL PANEL 1
METAL PANEL 2

LOUVER SYSTEM
RECESSED 6” FROM FACE OF WALL

GLASS CURTAIN WALL SYSTEM

SKYWAY

CANOPY, METAL PANEL 3

CANOPY, COLUMNS METAL PANEL 2

PRECAST

METAL PANEL 1

METAL PANEL 1

METAL PANEL 2

LOUVER SYSTEM
RECESSED 6” FROM FACE OF WALL

PRECAST

METAL PANEL 1

LOUVER SYSTEM
RECESSED 6” FROM FACE OF WALL

METAL PANEL 2

GLASS CURTAIN WALL SYSTEM

PRECAST

GLASS CURTAIN WALL SYSTEM

LOUVER SYSTEM
RECESSED 6” FROM FACE OF WALL

STREET-FACING WINDOW/WALL RATIO (CODE OF ORDINANCES SECTION 530.120(B)(2)):
 NORTH
• 1ST FLOOR:  5,410/6,110 =88.5% > 30%
• 2ND FLOOR:  4,314/4,868 =88.6% > 10%
• 3RD FLOOR:  4,644/5,262 =88.2% > 10%
• 4TH FLOOR:  4,644/5,262 =88.2% > 10%
• 5TH FLOOR:  4,474/5,134 =87.1% > 10%
• 6TH FLOOR:  4,953/5,923 =83.6% > 10%

STREET-FACING WINDOW/WALL RATIO (CODE OF ORDINANCES SECTION 530.120(B)(2)):
 SOUTH
• 1ST FLOOR:  2,367/5,498 =43.0% > 30%
• 2ND FLOOR:  1,224/4,202 =29.1% > 10%
• 3RD FLOOR:  1,186/4,195 =28.2% > 10%
• 4TH FLOOR:  1,370/4,565 =30.0% > 10%
• 5TH FLOOR:  1,370/4,565 =30.0% > 10%
• 6TH FLOOR:  1,488/5,096 =29.2% > 10%

Updated Land Use Application Information 07-24-2015
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A502.1

ELEVATIONS

1
A502

EXTERIOR ELEVATION - EAST
1/16”=1’

2
A502

EXTERIOR ELEVATION - WEST
1/16”=1’






































 

































PRECAST

METAL PANEL 1

METAL PANEL 1
TYPICAL RECESS OF 6”
AT PENTHOUSE FLOOR 

SKYWAY

SKYWAY

METAL PANEL 1

METAL PANEL 1

GLASS CURTAINWALL SYSTEM

GLASS CURTAINWALL SYSTEM

GLASS CURTAIN WALL SYSTEM

GLASS CURTAIN WALL SYSTEM

LOUVER SYSTEM
RECESSED 6” FROM FACE OF WALL

METAL PANEL 2

METAL PANEL 1

CURTAIN WALL SYSTEM

PARKING RAMP ENTRY

GLASS CURTAIN WALL SYSTEM BEYOND

PRECAST PRECAST

GLASS CURTAIN WALL SYSTEM

Updated Land Use Application Information 07-24-2015

STREET-FACING WINDOW/WALL RATIO (CODE OF ORDINANCES SECTION 530.120(B)(2)):
 EAST
• 1ST FLOOR:  1,870/4,808 =38.9% > 30%
• 2ND FLOOR:  1,041/3,867 =26.9% > 10%
• 3RD FLOOR:  1,141/3,867 =29.5% > 10%
• 4TH FLOOR:    783/2,123 =36.8% > 10%
• 5TH FLOOR:    558/2,123 =26.2% > 10%
• 6TH FLOOR:    700/2,370 =29.5% > 10%

STREET-FACING WINDOW/WALL RATIO (CODE OF ORDINANCES SECTION 530.120(B)(2)):
 WEST
• 1ST FLOOR:  3,450/4,648 =74.2% > 30%
• 2ND FLOOR:  2,330/3,651 =63.8% > 10%
• 3RD FLOOR:  2,512/3,833 =65.5% > 10%
• 4TH FLOOR:    594/1,915 =31.0% > 10%
• 5TH FLOOR:    594/1,915 =31.0% > 10%
• 6TH FLOOR:    773/2,156 =35.8% > 10%
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LOUCKS

7200 Hemlock Lane, Suite 300
Maple Grove, MN 55369

763.424.5505
www.loucksinc.com

PLANNING
CIVIL ENGINEERING

LAND SURVEYING
LANDSCAPE ARCHITECTURE

ENVIRONMENTAL

MDC

SITE PLAN

220.CS
WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.

NOTE:
EXISTING SURVEY INFORMATION PROVIDED BY
SAMBATEK. REFER TO TOPOGRAPHIC SURVEY
DATED FEBRUARY, 2015 FOR COMPLETE SURVEY
INFORMATION.




*REFER TO EXISTING CONDITIONS PLAN
FOR COMPLETE SURVEY LEGEND

23

PARKING SUMMARY

NO SURFACE PARKING PROVIDED. REFER TO ARCHITECTURAL PLANS
FOR UNDERGROUND PARKING INFO.

SITE NOTES
1.  MINNESOTA STATE STATUTE REQUIRES NOTIFICATION PER "GOPHER STATE
ONE CALL" PRIOR TO COMMENCING ANY GRADING, EXCAVATION OR
UNDERGROUND WORK.

2.  CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND ELEVATIONS OF EXISTING
UTILITIES AND TOPOGRAPHIC FEATURES PRIOR TO COMMENCEMENT OF
CONSTRUCTION ACTIVITY. THE CONTRACTOR SHALL NOTIFYTHE ENGINEER OF
ANY DISCREPANCIES OR VARIATIONS FROM THE PLANS.

3.  ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED
AND INSTALLED IN ACCORDANCE WITH THE DETAILS SHOWN PER THE DETAIL
SHEET(S) AND CITY STANDARDS.

4.  A SIGNIFICANT PORTION OF SITE IMPROVEMENTS NOT SHOWN ON THIS
SHEET ARE DESCRIBED AND PROVIDED IN FURTHER DETAIL ON THE
ARCHITECTURAL AND LANDSCAPE PLANS.

5. ALL CURB DIMENSIONS SHOWN ARE TO THE  FACE OF CURB UNLESS
OTHERWISE NOTED.

6. ALL BUILDING DIMENSIONS ARE TO THE OUTSIDE FACE OF WALL UNLESS
OTHERWISE NOTED.

7. BITUMINOUS IMPREGNATED FIBER BOARD TO BE PLACED AT FULL DEPTH OF
CONCRETE ADJACENT TO EXISTING STRUCTURES AND BEHIND CURB ADJACENT
TO DRIVEWAYS AND SIDEWALKS.

8. SNOW STORAGE AREAS ARE NOT PROVIDED ON SITE; ALL SNOW TO BE
TRUCKED OFF SITE.

SITE DATA

PAVEMENT TYPES

NOTE:
SEE PAVEMENT SECTIONS ON SHEET 250.CD OR 251.CD FOR TYPE AND DEPTH
INFORMATION.

BITUMINOUS PAVEMENT

CONCRETE SIDEWALK

CONCRETE PAVEMENT

AREA SUMMARY:
SITE AREA: 2.39 AC (100%)
EXISTING IMPERVIOUS AREA: 2.39 AC (100%)
PROPOSED IMPERVIOUS AREA: 1.98 AC (83%)

Minimum Clearance 
between Bollards and 
Canopy Columns to 
be 7’-0”

LUA Clarification 08/03/2015
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