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Property Location: 100 Hennepin Avenue
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Applicant: Shorenstein Realty Services

Project Contact: Carl Runck, Ryan Companies

Ward: 3

Neighborhood: North Loop

Request: To construct a mixed-use building with 161 dwelling units in the Saint Anthony
Falls Historic District.

Required Applications:

Certificate of For the construction of a mixed-use building with 161 dwelling units in the Saint

Appropriateness Anthony Falls Historic District.

HISTORIC PROPERTY INFORMATION

Current Name Not applicable
Historic Name Pence Opera House, various other establishments
Historic Address 100-120 Hennepin Avenue
g:ngsl:rat:ction Date Not applicable
Original Architect Not applicable
Original Builder Not applicable
Original Engineer Not applicable
Historic Use Opera House, Rooming House, Various stores with apartments above
Current Use Surface parking lot
Proposed Use Mixed-use building with 161 dwelling units and two ground floor commercial
spaces.
Date Application Deemed Complete | July 6, 2015 Date Extension Letter Sent August 3, 2015

End of 60-Day Decision Period September 4, 2015 End of 120-Day Decision Period | November 3, 2015
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BZH-28749
CLASSIFICATION |
Local Historic District Saint Anthony Falls Historic District (Non-contributing property)
Period of Significance 1848-1941

Criteria |: The property is associated with significant events or with
periods that exemplify broad patterns of cultural, political,
economic or social history.

Criteria 4: The property embodies the distinctive characteristics of
an architectural or engineering type or style, or method of
construction.

Criteria of Significance

Date of Local Designation 1971
Date of National Register 1971
Listing

Saint Anthony Falls Historic District Guidelines (2012)

Applicable Design Guidelines

BACKGROUND. The falls of St. Anthony were instrumental in the development of Minnesota’s
largest city in all its stages of growth. In addition to its original natural beauty, the falls furnished direct
power to the lumber and flour industries and electrical power for industrial and residential use.
Centered on this influential landmark, the Saint Anthony Falls Historic District reveals the origins and
early history of Minneapolis. Today, the district includes both the East and West Side Milling Districts,
in addition to various homes, commercial buildings, significant bridges and elegant churches.

The subject site is located on the block bordered by Hennepin Avenue Ist Street N, Ist Avenue N and
2nd Street N. The property comprises the east half of the block and currently contains a surface parking
lot. It is non-contributing property in the district. The applicant is also proposing a project on the west
side of the block that is covered under a separate application. The subject block also contains a 6-story
parking ramp and a three story brick building. The brick building is a contributing resource in the
Minneapolis Warehouse Historic District.

Historically, the site contained the Pence Opera House at the corner of Hennepin Avenue and 2nd
Street N and a series of two and three story buildings that contained retail and service uses with
apartments above. The Pence Opera House was demolished in 1952. Other buildings on this block
were demolished between 1950 and 1969. The site has since been used as a surface parking lot.

APPLICANT’S PROPOSAL. The applicant is proposing to construct a mixed-use building with 161
dwelling units and two ground floor commercial spaces. The building will function as six stories with a
mezzanine but is eight stories per the zoning code definition of height. There are 49 parking stalls
enclosed at grade on the interior of the building. The building has 12 walk-up townhome units proposed
along Hennepin Avenue and three along 2nd Street N. The residential lobby is proposed along Hennepin
Avenue, near the center of the building. Two commercial spaces are proposed. One is located at the
corner of 2nd Street N and Hennepin Avenue and a second retail space is in the northeast corner of the
building, near the intersection of Hennepin Avenue and Ist Street N.
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The upper floors of the building are divided into three sections with rooftop amenity courtyards
between. The northeast and southeast corners of the building have penthouse units with mezzanine
levels and higher roofs. The building will connect to the parking ramp to the west in the southwest
corner and resident parking will be accommodated both within the building and in said ramp.

The site currently contains a lighted monument, benches and decorative paving at the corner of
Hennepin Avenue and Ist Street N. These same elements are provided at the other three corners of
the intersection of Hennepin Avenue and Ist Street N. The applicant is proposing to remove the lighted
monument as its current placement will conflict with the proposed building placement and pedestrian
path along Hennepin Avenue. The pavers and benches will also be impacted by construction. Staff has
been working with the applicant on determining the significance of these streetscape elements. The
lighted monuments and pavers create a consistent streetscape as one crosses the Hennepin Avenue
bridge and enters the Gateway District of downtown. Additionally, these monuments and pavers
appear to have been installed around the time the Federal Reserve building was constructed. This
building was the subject of a Section 106 Review that included a mitigation plan for the demolition of
several historic structures in the Saint Anthony Falls Historic District. Identical monuments and pavers
are located within the plaza at the Federal Reserve site. Unfortunately, City records did not contain
information specific to the lighted monuments, nor did information received from the State Historic
Preservation Office. However, if for no other reason, these streetscape elements are significant in that
they create a gateway into downtown at the four corners of the intersection. Losing the monument,
bench and pavers at one of the corners would impact the significance of the other three. As a
condition of approval, staff is recommending that the lighted monument be retained on site within 40
feet of the intersection, that the pavers be installed in their current location and that the benches be
reused within the public realm along Hennepin Avenue.

PUBLIC COMMENTS. No correspondence had been received as of the drafting of this report. Any
correspondence received prior to the public meeting will be forwarded on to the Heritage Preservation
Commission for consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application to
allow a mixed-use building with 161 dwelling units in the Saint Anthony Falls Historic District, based on
the following findings:

I. The alteration is compatible with and continues to support the criteria of significance and period of
significance for which the landmark or historic district was designated.

The proposed development is compatible with and supports the criteria of significance and period of
significance for the Saint Anthony Falls Historic District. While the site is within the Saint Anthony
Falls Historic District, it has little to relate to in terms of historically significant properties. The
block contains a six-story parking ramp, another surface parking lot and a building that is a
contributing resource in the Minneapolis Warehouse Historic District. The subject site abuts the
parking ramp only. The building will reinforce the street wall and provide retail tenants at each
corner, consistent with the historical character of the district. The overall building design is a
contemporary take on the buildings that were traditionally found in the district. A full analysis of
how the building meets the design guidelines is provided in Finding #4 below.
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The alteration is compatible with and supports the interior and/or exterior designation in which the property
was designated.

The proposed development is generally compatible with and supports the exterior designation of
the Saint Anthony Falls Historic District. The proposed placement, massing and design of the
building will be compatible with the Saint Anthony Falls Historic District Design Guidelines with the
conditions of approval recommended by staff. Those conditions of approval are detailed below.

The alteration is compatible with and will ensure continued integrity of the landmark or historic district for
which the district was designated.

This proposal will not impact integrity of location, setting, workmanship, feeling, or association of
the Saint Anthony Falls Historic District. The buildings that were historically located along this block
face were built up to the street. The proposed building will fill in a gap in the urban fabric by
constructing a new building that also reinforces the street wall. The proposed design is generally
compatible with the applicable design guidelines with conditions of approval recommended by staff,
and will ensure continued integrity of the district. There are no contributing structures within the
Saint Anthony Falls Historic District on this block, therefore the setting will only be improved with
the construction of a new building that is consistent with the spirit and intent of the district. No
historic properties or materials will be removed or impacted as part of this proposal.

The alteration will not materially impair the significance and integrity of the landmark, historic district or
nominated property under interim protection as evidenced by the consistency of alterations with the
applicable design guidelines adopted by the commission.

The applicable design guidelines for this project are the Saint Anthony Falls Historic District Design
Guidelines, which were adopted by the Heritage Preservation Commission on October 23, 2012.
The guidelines have specific recommendations for new construction in addition to general
recommendations for various building elements. The site is within the Warehouse District
Character Area. Applicable design guidelines for this project are evaluated below:

Building Equipment
7.6 Minimize the visual impacts of building equipment as seen from the public way.

a. Do not locate equipment on a primary facade. Primary wall penetrations for HVAC
equipment are not permitted.

b. Prioritize use of low-profile or recessed mechanical units on rooftops.

c. Rooftop equipment on residential and commercial buildings shall be set back from the
primary building facade by a minimum of one structural bay or 15’ whichever is greater.

Staff comment: Mechanical louvers are proposed for each unit on the north and south building
elevations. These are both primary elevations as they each face a public street. As such, the HVAC
equipment is not allowed in these locations. As a condition of approval, staff is recommending that
these be removed. The mechanical louvers for the westernmost units can be placed on the west
elevation, facing the parking ramp. A large mechanical louver for the generator is proposed on the
south elevation, facing Second Street. This louver can be relocated to the west building wall, facing
the ramp, or to the east building wall, facing the driveway.

There are also mechanical louvers on the recessed portion of the building facing Hennepin Avenue
that are less visible given their significant setback from the street. Therefore, these louvers may be
allowed. Most of the rooftop mechanical equipment is a minimum of |5 feet from the primary
facade in any direction. The trash chute venting is located within || feet of the west building wall.
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This venting will not be visible from any adjacent public streets given the fact that a six-story parking
ramp is located immediately adjacent to the site.

Balconies and Roof Decks

7.10 On a new building, locate balconies such that the traditional character of the block, as
perceived at the street level, is maintained.

a. When a building wall is positioned near the sidewalk edge, locating a balcony at the third
floor or above is preferred.

b. Consider providing a balcony that is inset instead of one that projects from the front facade.
This can reinforce the concept of a simple rectangular form.

Staff comment: Projecting balconies are proposed from the second floor up on the north, south and
east elevations. Converting these to inset balconies would simplify the fagcade and reinforce the
concept of a rectangular form. Additionally, providing inset balconies would allow for the HVAC
louvers to be placed on the wall facing the interior of the balcony instead of on the primary
elevations. This would further simplify the design and be more in keeping with the character of the
district. Inset balconies or removal of the balconies will be required as a condition of approval.

New Infill Development
9.1 Maintain the alignment of building fronts along the street.

a. Locate a new building to reflect established setback patterns along the block. For example, if
existing buildings are positioned at the sidewalk edge, creating a uniform street wall, then a
new building should conform to this alignment. However, alternative placements are
encouraged for upper floors when the building is required to be set back from the sidewalk
edge. (See Building Mass and Height requirements also.)

b. Maintain the established sequence of public-to-private spaces in residential neighborhoods.

c. Provide a walkway that leads from the sidewalk to a porch or portico, and then to the
residential entry.

Staff comment: The proposed mixed-use building would be the only building along the Hennepin
Avenue frontage on this block. It will match the established setback of the existing parking ramp
along Ist Street N and along 2nd Street N it will align with the established setback of the parking
ramp and historic building at 133 Ist Avenue N. The walk-up townhomes in this building will be
connected to the public sidewalk with walkways and have raised patios to distinguish between public
and private space.

9.2 Respect alignment patterns associated with historic infrastructure.
a. Locate a new building to retain historic rail corridors.
Staff comment: Not applicable.
9.3 Maintain the traditional orientation pattern of buildings facing the street.
a. Locate the primary entrance to face the street and design it to be clearly identifiable.

Staff comment: The primary residential entrance to the building will be oriented to face Hennepin
Avenue and emphasized with a metal canopy and signage. There are |5 walk-up townhome units
proposed on the first floor of this building, || with entrances facing Hennepin Avenue and three
with entrances facing 2"d Street N. The commercial space at the corner of Ist Street N and
Hennepin Avenue will have its entrance facing Hennepin Avenue and the commercial space at the
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corner of Second Street N and Hennepin Avenue will have a recessed entrance facing 2nd Street N
and an entrance facing Hennepin Avenue. All entrances are clearly identifiable.

Architectural Character and Detail
9.4 Design a new building to reflect its time while respecting key features of its context.

a. In those character areas with a high concentration of historic structures, relating to the
context is especially important. In other areas where new construction is more
predominant, respecting broader traditional development patterns that shaped the area
historically is important.

b. See the individual character areas for more guidance.

Staff comment: The site is in the Warehouse District Character Area and does not have much for
context to relate to. There is one historic building on the block at 133 Ist Avenue N that is a
contributing property in the Minneapolis Warehouse Historic District. The proposed mixed-use
building is separated from that historic building by a six-story parking ramp that was constructed in
1982. The block abuts the Federal Reserve property to the north and the new building at 222
Hennepin Avenue to the south. There is no alley on this block. The guidance in this character area
states that “new residential infill in the North Loop on the former rail yard between North Ist and
North 2nd Streets has a strong orientation to the street, with front doors and patios fronting on the
sidewalks. These establish a distinctive rhythm of buildings and entrances. Buildings are generally set
back a short distance from the street, with small yards in front.” The walk-up townhomes fronting
on Hennepin Avenue and 2" Street N are consistent with this character-area recommendation.
The two commercial tenants at the corners have a strong orientation to the street with primary
entrances placed accordingly.

9.5 A contemporary interpretation of traditional designs is appropriate.
a. The design should be compatible with the relevant character area.
b. Contemporary interpretations of architectural details are appropriate.

c. Incorporate contemporary details to create interest while expressing a new, compatible
design.

d. Use designs for window moldings and door surrounds to provide visual interest while
helping to convey that a building is new.

Staff comment: The site is in the Warehouse District Character Area. In this character area first
floors are generally of similar heights and brick is the predominate material. Many of the historic
warehouse buildings have at least one entry onto a local street, with service and delivery located in
a rear alley. There is a general consistency to the commercial facades, in their fenestration, cornice
lines and materials, while variety occurs in details associated with individual architectural styles. The
result is a relatively cohesive street wall. The overall design of the building is contemporary. The
first floor of the building is 22 feet in height. There are no other buildings adjacent to the site within
the district to relate the height of the first floor. The applicant is proposing brick on the first four
floors to be compatible with the character area. The upper two floors are proposed to be a
standing seam metal panel. The recessed portions of floors 2-6 are a ribbed metal panel. The north
and south corners of the building are taller and different types of metal panel are used on each end.
The metal panel in the northeast corner of the building has an angled portion that carries down to
the second floor to provide a signature expression as one crosses the Hennepin Avenue Bridge into
downtown. The windows are contemporary fiberglass.

9.6 An interpretation of a historic style that is authentic to the district will be considered if it is
subtly distinguishable as being new.
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a. Avoid an exact imitation of a historic style that would blur the distinction between old and
new buildings and make it more difficult to understand the architectural evolution of the
district. Incorporate contemporary details to create interest while expressing a new,
compatible design.

Staff comment: The proposed building is unique and contemporary and will not convey a false sense
of history.

9.7 Incorporate traditional facade articulation techniques in a new design.
a. Use these methods:

e A tall first floor
e Vertically proportioned upper story windows
®  Window sills and frames that provide detail
e Horizontal expression elements, such as canopies, moldings and cornices
e Vertical expression features, such as columns and pilasters
e A similar ratio of solid wall to window area

Staff comment: The first floor of the building is 22 feet in height. Windows are vertically
proportioned and metal awnings are proposed over the townhome entrances and the residential
entrance along Hennepin Avenue. Vertical columns are incorporated into the upper floors and the
northeast corner of the building is anchored by a brick column at the commercial tenant space. The
ground floor retail uses are very transparent but the residential units have a similar ratio of solid
wall to window area.

Building Mass, Scale and Height
9.8 Maintain the traditional size of buildings as perceived at the street level.

a. The height of a new building should be within the height range established in the context,
especially at the street frontage.

b. Floor-to-floor heights should appear similar to those of traditional buildings.

Staff comment: The only context on the subject block for the mixed-use building is a six-story
parking ramp. The proposed mixed-use building functions as six stories but would be eight stories
per the zoning code definition. The floor to floor heights on the upper levels range from 10°8” to
11’8”. While there is little context on this block, the building height and floor heights relate to the
new building to the north at 222 Hennepin Avenue.

9.9 The overall height of a new building shall be compatible with the character area.

a. A building height that exceeds the height range established in the context will be considered
when:

* It is demonstrated that the additional height will be compatible with adjacent
properties, within the character area as a whole, and for the historic district at
large.

* Taller portions are set back significantly from the street.
*  Access to light and air of surrounding properties is respected.

* Key views are maintained.
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Staff comment: The recommended height for this character area is a maximum of six stories. The
design guidelines also state that mid-rise and low-rise building heights are most appropriate. Mid-
rise is considered 7-9 stories while low-rise is considered 4-6 stories. The proposed mixed-use
building will function as six stories but would be considered eight stories per the zoning code
definition of height. The proposed height is consistent with the recommendations for the character
area.

9.10 Position taller portions of a structure away from neighboring buildings of lower scale.

a. Locate the taller portion of a new structure to minimize looming effects and shading of
lower scaled neighbors, especially when adjacent to smaller historic structures.

b. Taller portions of a building should be compatible and not loom over adjacent buildings at
any time. Recessed articulations should reflect the depth of traditional openings. Floor-to-
floor heights should appear similar to those of traditional buildings.

Staff comment: Buildings on surrounding blocks range in height from three stories to |6 stories.
The subject block contains a six-story parking ramp in the center and a three-story historic brick
building at the corner of 2nd Street N and |st Avenue N. The proposed building is across the street
from a 16-story residential building on the east side of Hennepin Avenue, the six-story 222
Hennepin Apartments on the south side of 27 Street N and the Federal Reserve building, to the
north which is approximately ten stories in height, on the north side of Ist Street North. The
buildings to the west are in the Minneapolis Warehouse Historic District and are predominantly
three to four stories in height. The applicant provided shadow studies and the proposed building
height should have limited shadowing impacts on the building at the corner of 2nd Street N and st
Avenue N as the parking ramp separates the two sites.

9.11 Provide variation in building height in a large development.

a. In order to reduce the perceived mass of a larger building, divide it into subordinate
modules that reflect traditional building sizes in the context. Too much variation in building
height is inappropriate.

b. Vary the height of building modules in a large structure, and include portions that are similar
in height to historic structures in the context. However, avoid excessive modulation of a
building mass, when that would be out of character with simpler historic building forms in
the area. Too much variation in building massing is inappropriate.

Staff comment: The upper floors of the building are organized into three modules that read as
separate buildings above the first floor. The proposed design is reflective of traditional building
sizes. All three modules are of similar height and scale with increased height at each corner. The
increased height in each corner is accented with a material change. The material at the top of the
southeast corner is a matte black metal panel and the material in the northeast corner is a copper
colored metal panel. To avoid excess modulation, staff recommends that the same accent material
be used in both corners. This will be required as a condition of approval.

9.12 Maintain the scale of traditional building widths in the context.

a. Design a new building to reflect the established range of the traditional building widths in
the character area.

b. Where a building must exceed this width, use changes in design features so the building
reads as separate building modules reflecting traditional building widths and massing.
Changes in the expression and details of materials, changes in window design, facade height
or materials are examples of techniques that should be considered.
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c. Where these articulation techniques are used, they shall be expressed consistently
throughout the structure, such that the composition appears as several building modules.
Attention to the designs of transitions between modules is important. Too much variation,
which results in an overly busy design, is inappropriate.

Staff comment: The first floor is one continuous wall and the upper floors break into three separate
sections or modules to reflect traditional building widths. The outside modules are each
approximately 80 feet in width and the center is approximately 76 feet in width. The height
between of the three modules is uniform with the exception of the increased height at each outside
corner. As noted above, staff is recommending that the same material be used in each corner of the
uppermost floors to achieve a design that is less busy. This is especially important given the fact that
three primary exterior materials are proposed.

9.13 A block-long building facade is inappropriate.

a. A block-long building width will be considered if the facade reads as separate building
modules.

Staff comment: The first floor of the building comprises the entire block face along Hennepin
Avenue. However, as previously noted, the upper floors are divided into three modules to read as
separate buildings.

9.14 A new commercial or mixed-use building should incorporate a base, middle and cap.

a. Traditionally, buildings were composed of these three basic elements. Interpreting this
tradition in new buildings will help reinforce the visual continuity of the area. Consider
dividing a block long facade into sub-components that read as several discrete modules that
are consistent with traditional building widths in the context. A block-long building width
will be considered if the facade reads as separate building modules. Please note that this may
be appropriate in some areas and not in others.

Staff comment: The project has a brick base with significant glass coverage and awnings to
distinguish it from the middle, which is also brick. The top of the building is metal panel with a
cornice overhang to cap off the building.

9.15 Establish a sense of human scale in the building design.

a. Use vertical and horizontal articulation techniques to reduce the apparent mass of a larger
building and to create visual interest.

b. Express the position of each floor in the external skin of a building to establish a scale
similar to historic buildings in the district.

c. Use materials that convey scale in their proportion, detail and form.

d. Generally, the facade in most contexts should appear as a relatively flat surface, with any
projecting or recessed “articulations” appearing to be subordinate to the dominant form.
Exceptions are in lower scale single-family settings.

e. Design architectural details and other features to be in scale with the building. Using
windows, doors, storefronts (in commercial buildings) and porches (in lower scale
residential buildings) that are similar in scale to those seen traditionally is appropriate.

Staff comment: The proposed building form breaks it into three separate sections to establish a
sense of scale similar to historic buildings in the district. Horizontal articulation techniques are used,
including awnings and a projecting cornice. To achieve a relatively flat surface as called for in this
guideline, staff is recommending that the projecting balconies be replaced with inset balconies or be
removed from the building completely.
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Building and Roof Form

9.16 Use simple, rectangular roof forms in commercial, warehouse and industrial contexts. a. Flat
roofs are appropriate on the majority of the buildings in the district.

Staff comment: The building will have a flat roof.
Primary Entrances
9.18 Locate a primary building entrance to face the street.
a. Position a primary entrance to be at the street level in an urban setting.

b. Recessed entries are encouraged to avoid door swing conflicts with the sidewalk and to
provide shelter.

Staff comment: The primary entrance to the commercial space at the corner of 2" Street N and
Hennepin Avenue is facing 2nd Street N and is recessed to avoid door swing conflicts. This space
has a second entrance facing Hennepin Avenue that will be positioned so as to not conflict with the
sidewalk. The entrance into the retail space at the corner of Hennepin Avenue and Ist Street N
faces Hennepin Avenue and is also recessed in a manner that keeps the door swing off the public
sidewalk. The residential entrance is facing Hennepin Avenue and located in a manner that will not
conflict with the sidewalk. The townhome entrances are all recessed from the adjacent sidewalks
and open onto private patios.

9.19 Design a building entrance to appear similar in character to those used traditionally.
a. Clearly define the primary entrance.

b. Use a contemporary interpretation of a traditional building entry, which is similar in scale
and overall character to those seen historically.

Staff comment: The primary residential entrance is clearly defined with glass, signage, and an accent
band of copper-colored metal panel. This is a contemporary approach to defining the entry. The
townhome entrances also have awnings. The entrances to the two retail spaces are clearly defined
with significant glazing. Speculative signage is proposed in the transom.

Materials

9.20 Building materials shall be similar in scale, color, texture and finish to those seen historically in
the context.

a. Masonry (i.e, brick and stone) that has a modular dimension similar to those used
traditionally is appropriate.

b. A facade that faces a public street should have one principal material, excluding door and
window openings, and may have one to two additional materials for trim and details.
Permitted materials include, but are not limited to, brick, stone, terracotta, painted metal,
exposed metal, poured concrete and precast concrete.

c. The material also should be appropriate to the context.

Staff comment: The first four floors of the building will be dark brown brick with a traditional
modular dimension. The elevations show a sandstone-colored accent material between the first and
second floors of the townhome units. However, the renderings show this as brick. As a condition
of approval, brick will be required. The recessed portions of floors 2-6 will be a ribbed metal panel
in matte black and the uppermost floors of the main building fagade will be a standing seam metal
panel in light gray. As noted above, accent metal panel is proposed in the uppermost northeast
corner and southeast corners of the building. The accent metal in the northwest corner of the
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building is copper in color and carried down to the second floor at an angle in what the applicant
has deemed a “signature element.” The accent material in the southeast corner is a matte black
metal panel that matches the ribbed metal panel in color but not texture. As previously stated, staff
is recommending that only one metal accent material be used in the upper corners. The west
elevation, facing the parking ramp, will be precast panel on the first floor and ribbed metal panel
above. This elevation will not be visible from the public street given the stair and elevator
projections from the ramp.

9.21 Contemporary materials that are similar in character to traditional ones will be considered.

a. Generally, one primary material should be used for a building with one or two accent
materials. Accent materials should be used with restraint.

b. A second material may be used on side or rear walls in a context in which such a tradition is
demonstrated historically. It is inappropriate in the Water Power Area.

c. A glass curtain wall will be considered as a principal material.

d. Contemporary, alternative materials should appear similar in scale, durability and proportion
to those used traditionally.

e. Cementious-fiber board, with exemplary detailing, will be considered in lower scaled
residential settings. Other imitation or synthetic siding materials, such as plastic, aluminum
or vinyl, are inappropriate in the lower scale residential contexts.

Staff comment: The building uses three primary materials (brick and two types of metal panel) in
addition to the storefront systems in the commercial uses and residential entry. There are four
types of metal panel used overall; two are primary materials and two accent materials. Staff is
recommending that the same metal panel be used to accent the upper corners of the building to
simplify the palette and maintain consistency with the design guidelines. Staff also recommends that
brick be provided between the first and second floor widows on the townhome units.

9.22 Use high quality, durable materials.
a. Materials should be proven to be durable in the local Minneapolis climate.

b. The material should maintain an intended finish over time, or acquire a patina, which is
understood to be a likely outcome.

c. Materials at the ground level should withstand ongoing contact with the public, sustaining
impacts without compromising the appearance.

Staff comment: All of the proposed materials are durable, climate-sensitive and appropriate for the
public realm.

Windows
9.23 The use of a contemporary storefront design is encouraged in commercial settings.

a. Design a building to incorporate ground floor storefronts in commercial settings, whenever
possible.

b. Incorporate the basic design features found in traditional storefronts, such as a kickplate,
display window, transom and a primary entrance.

c. In storefront details, use elements similar in profile and depth of detailing seen historically.

d. Where a storefront is not feasible, incorporate a high level of transparency in ground floor
office, lobby or residential uses while providing sufficient privacy for occupants.
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Staff comment: Ground floor storefronts are proposed on the northeast corner and southeast
corners of the building. The storefronts are aluminum storefront systems with spandrel glass above
that gives the appearance of a transom. The plans indicate that signage will be provided in the
transom but exact sign details are not known at this time. Street-facing entrances are proposed in
each retail space. An aluminum storefront system is also proposed at the residential lobby entrance.
The ground-floor uses are 22 feet in height.

9.24 Arrange windows to reflect the traditional rhythm and general alignment of windows in the
area.

a. Use appropriate window rhythms and alignments, such as:

* Vertically proportioned, single or sets of windows, “punched” into a more solid wall
surface, and evenly spaced along upper floors

*  Window sills or headers that align

* Rows of windows or storefront systems of similar dimensions, aligned horizontally
along a wall surface

b. Creative interpretations of traditional window arrangement will be considered.

Staff comment: The ground floor retail uses and residential entry are very transparent and use a
contemporary storefront design that is vertically proportioned. Windows are also vertically
proportioned and evenly spaced along the upper floors. Windows are in alignment horizontally
across the building.

9.25 Use durable window materials.
a. Appropriate window materials include metal and wood frame.
b. Inappropriate window materials include plastic snap-in muntins and synthetic vinyl.

Staff comment: The ground level storefronts will have anodized aluminum storefront systems with
glass and spandrel glass above that gives the appearance of a transom. The applicant is proposing
fiberglass windows for the upper floors. While not specifically called out as an appropriate material,
fiberglass is a durable material.

The site is also subject to the adopted Design Guidelines for On-Premise Signs and Awnings. The
applicant is proposing a building identification sign above the awning over the residential entrance.
The design guidelines state that a Certificate of Appropriateness is required for sign or awning
proposals that do not conform to the design guidelines. The proposal does not comply with the
specific guidelines for awning signs, as discussed below. In determining whether to approve a
Certificate of Appropriateness for a sign or awning proposal, the guidelines state that the HPC will
consider special situations including building condition, building orientation, historic precedence and
exceptional design proposals.

It should be noted that signs similar to the one proposed are occasionally called “canopy signs.” Staff
believes that this proposal meets the definition of an awning sign, rather than a canopy sign, based
on these definitions in the Design Guidelines for On-Premise Signs and Awnings:

Awning. A roof-like cover, often constructed of fabric, plastic, vinyl, metal or glass, designed
and intended for protection from the elements or as a decorative embellishment, and which
projects from a wall of a structure.

Awning sign. A sign printed on or in some fashion attached directly to an awning.

Canopy sign. A sign printed or in some fashion attached directly to a canopy.
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A canopy is not defined in the Design Guidelines for On-Premise Signs and Awnings; however, in the
Minneapolis Zoning Code, a canopy is defined as such:

Canopy. A structure, often constructed of fabric, plastic, vinyl, metal or glass, with supports
attached to the ground, sheltering an area or forming a sheltered walk to the entrance of a
building.

The following guidelines are applicable to this proposal, with emphasis added where the guidelines
are not met by this proposal:

4. Guidelines for Specific Types of Signs
e. Awnings and Awning Signs:
i.  Location. Awnings should fit within the window or door opening.

ii.  Number of awnings. The number of awnings may not exceed the number of window or door
openings.

ii. ~ Number of awning signs. Awning signs are limited to ground floor awnings. There should be
no more than one sign per awning. Awning signs should be no more than six (6)
square feet in area. Where there are multiple awning signs on a building, all signs should
be located in the same or similar position on the awnings.

iv.  Materials. Awnings should be constructed of coated or uncoated cloth fabric.

v.  Installation. Awning hardware should be attached to the window or door frame and should
never damage masonry. Awnings should not be attached to or cover any part of the building
wall.

vi.  lllumination. Awnings and awning signs should not be illuminated.

Awning shape. Awnings should project downward and outward from the openings in straight lines
unless they are reflecting the curved shape of the opening. The projection of an awning should be
less than its height. An awning drop or skirt should not exceed twelve (12) inches

Staff comment: The proposed awning sign is approximately |3 square feet in area, 24 feet in height
and attached to the top of an awning that projects straight from the building wall. The sign will be
internally illuminated. The awning is constructed of copper metal panel. If this were a wall sign, it
would be permitted. However, given the way it is attached to the building is requires the Certificate
of Appropriateness review. Staff is recommending approval of the sign, given the fact that it is in
keeping with the scale of this new building.

The alteration will not materially impair the significance and integrity of the landmark, historic district or
nominated property under interim protection as evidenced by the consistency of alterations with the
recommendations contained in The Secretary of the Interior's Standards for the Treatment of Historic
Properties.

The construction of a new building on a surface parking lot in the Saint Anthony Falls Historic
District will not materially impact the significance or integrity of the district, with the conditions of
approval recommended by staff. There are no historic structures on the site and therefore, only the
following Secretary of the Interior’s Standards for the Treatment of Historic Properties are applicable to
this project:

I. New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new work shall be differentiated from the old and
shall be compatible with the massing, size, scale, and architectural features to protect the
historic integrity of the property and its environment.
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2. New additions and adjacent or related new construction shall be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.

The proposed building will be easily distinguishable from historic properties in the district yet
compatible with the massing, size, scale and materials of contributing properties. The new building
will not impact the environment of the district in such a way that it would have lasting effects if the
building were to be removed. The building does not directly abut any historic buildings.

The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance and is
consistent with the applicable policies of the comprehensive plan and applicable preservation policies in small
area plans adopted by the city council.

The proposed development will conform to all applicable regulations of this preservation ordinance
and would be consistent with the following policies of the comprehensive plan:

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.

8.1.1 Protect historic resources from modifications that are not sensitive to their historic
significance.

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

8.1.3 Encourage new developments to retain historic resources, including landscapes,

incorporating them into new development rather than removal.

Heritage Preservation Policy 8.5: Recognize and preserve the important influence of
landscape on the cultural identity of Minneapolis.

8.5.1 Identify and protect important historic and cultural landscapes.

Destruction of any property. Before approving a certificate of appropriateness that involves the destruction,
in whole or in part, of any landmark, property in an historic district or nominated property under interim
protection, the commission shall make findings that the destruction is necessary to correct an unsafe or
dangerous condition on the property, or that there are no reasonable alternatives to the destruction. In
determining whether reasonable alternatives exist, the commission shall consider, but not be limited to, the
significance of the property, the integrity of the property and the economic value or usefulness of the existing
structure, including its current use, costs of renovation and feasible alternative uses. The commission may
delay a final decision for a reasonable period of time to allow parties interested in preserving the property a
reasonable opportunity to act to protect it.

The application does not include destruction of property. The site is currently a surface parking lot
with no existing structures.

Before approving a Certificate of Appropriateness, and based upon the evidence presented in each
application submitted, the Commission shall make findings that alterations are proposed in a manner
that demonstrates that the Applicant has made adequate consideration of the following documents and
regulations:

8. The description and statement of significance in the original nomination upon which designation of the

landmark or historic district was based.
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The applicant has demonstrated adequate consideration for the description and statement of
significance in the original nomination upon which the Saint Anthony Falls Historic District was
based. The proposed development will be compatible with the Saint Anthony Falls Historic District
Design Guidelines with the conditions of approval recommended by staff.

Where applicable, adequate consideration of Title 20 of the Minneapolis Code of Ordinances, Zoning Code,
Chapter 530, Site Plan Review.

The proposed project will require additional land use applications, including an application for Site
Plan Review. The building is generally consistent with the requirements of Chapter 530. Thus far,
alternative compliance has been identified to allow the building to be setback more than 8 feet from
the front property line along Hennepin Avenue and to allow blank walls in excess of 25 feet on the
back side of the building where it is obscured by the parking ramp. A full site plan review analysis
will be done upon submittal of that application.

The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment of
Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and restoring
historic buildings.

The proposed development will comply with the Secretary of the Interior's Standards for the Treatment
of Historic Properties for new construction.

Before approving a Certificate of Appropriateness that involves alterations to a property within an
historic district, the Commission shall make findings based upon, but not limited to, the following:

Il

12.

13.

The alteration is compatible with and will ensure continued significance and integrity of all contributing
properties in the historic district based on the period of significance for which the district was designated.

The proposed development is compatible with and will ensure continued significance and integrity of
all contributing properties in the historic district based on the period of significance for the Saint
Anthony Falls Historic District. There are no contributing properties in the district on this subject
block. The proposed development will be compatible with the Saint Anthony Falls Historic District
Design Guidelines with the conditions of approval recommended by staff.

Granting the certificate of appropriateness will be in keeping with the spirit and intent of the ordinance and
will not negatively alter the essential character of the historic district.

The spirit and intent of the City of Minneapolis’ Heritage Preservation Regulations is to preserve
historically significant buildings, structures, sites, objects, districts, and cultural landscapes of the
community while permitting appropriate changes to be made to these properties. Granting the
certificate of appropriateness will be in keeping with the spirit and intent of the ordinance and will
not negatively alter the essential character of the historic district. As previously stated, there are no
contributing buildings in the Saint Anthony Falls Historic District on this block.

The certificate of appropriateness will not be injurious to the significance and integrity of other resources in
the historic district and will not impede the normal and orderly preservation of surrounding resources as
allowed by regulations in the preservation ordinance.

The certificate of appropriateness to allow the construction of the proposed mixed-use building
with 161 dwelling units will not be injurious to the significance and integrity of other resources in
the district nor will it impede the normal and orderly preservation of surrounding resources. There
are no contributing resources in the district on this block and no resources will be directly impacted
by the construction of the building.
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RECOMMENDATIONS \

The Department of Community Planning and Economic Development recommends that the Heritage
Preservation Commission adopt staff findings for the application by Carl Runck of Ryan Companies for
the property located at 100 Hennepin Avenue:

A. Certificate of Appropriateness.

Recommended motion: Approve the certificate of appropriateness to allow the construction of
a new mixed-use building with 161 dwelling units, subject to the following conditions:

I. By ordinance, approvals are valid for a period of two years from the date of the decision
unless required permits are obtained and the action approved is substantially begun and
proceeds in a continuous basis toward completion. Upon written request and for good
cause, the planning director may grant up to a one year extension if the request is made in
writing no later than August |1, 2017.

2. By ordinance, all approvals granted in this certificate of appropriateness shall remain in effect
as long as all of the conditions and guarantees of such approvals are observed. Failure to
comply with such conditions and guarantees shall constitute a violation of this Certificate of
Appropriateness and may result in termination of the approval.

3. Mechanical louvers shall be removed from all street-facing elevations, in compliance with the
Saint Anthony Falls Historic District Design Guidelines. Mechanical louvers on the recessed
portions of the east elevation shall be permitted.

4. The balconies shall be converted to inset balconies or removed to reinforce the concept of
a simple rectangular form in accordance with the Saint Anthony Falls Historic District Design
Guidelines.

5. The same metal panel shall be used to accent the upper corners of the building to reduce
the number of materials and simplify the fagcade in compliance with the Saint Anthony Falls
Design Guidelines.

6. Brick shall be used between the first floor and second floor windows in the townhome units
to reduce the number of materials and simplify the facade in compliance with the Saint
Anthony Falls Design Guidelines.

7. The lighted monument and pavers near the corner of Hennepin Avenue and Ist Street N
shall be retained. The lighted monument shall be retained in the public realm along
Hennepin Avenue within 40 feet of the intersection of Hennepin Avenue and Ist Street
N. The pavers shall be retained or replaced in their current location to match the other
four corners of the intersection. The benches shall be reused in accordance with the site
plan.

ATTACHMENTS |

Written description and findings submitted by applicant

l.

2. Zoning map

3. Plans

4. Building elevations
5. Renderings

6. Shadow study

7. Photos
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HPC CERTIFICATE OF APPROPRIATENESS

100 Hennepin Mixed-Use Building
June 23, 2015, (Rev. July, 23, 2015), (Rev. August 10, 2015)

Project Description:

The proposed project includes parcels on the east and west sides of an existing six-story parking ramp
that are being submitted as separate applications. The parcel at 100 Hennepin Avenue comprises the
entire block face along Hennepin Avenue between |*Street N and 2"Street N. The parcel at 101 [*Avenue
N is a narrow strip of land on the west side of the ramp. Both parcels are currently used as surface
parking. Both project sites are located in the St. Anthony Falls Historic District. The historic designation
of the St. Anthony Falls Historic District focuses on the urbanization of the Falls with a period of
significance between 1858 and 1941.

The mixed-use project includes an eight-story building fronting along Hennepin Avenue with two ground
floor commercial tenants and 161 dwelling units. The building actually functions as six stories plus a
mezzanine but is considered eight stories per the zoning code definition of height. There are 49 enclosed
parking stalls proposed at grade and the rest of the residential parking will be accommodated in the
adjacent parking ramp. The first floor of the building has walk-up loft-style townhome units along Hennepin
Avenue and 2"Street N and a commercial tenant at each corner. The loft townhome units have awnings
above the entrances which open to screened areas. Narrow landscaped areas are provided between the
building and the public sidewalk. The residential lobby is located near the middle of the block with the
entrance facing Hennepin Ave. The retail tenants at the corners are also oriented toward Hennepin Ave.
Above the first floor the building is divided into three sections or modules that read as separate buildings.
Two rooftop amenity courtyards are proposed between these sections. The ground floor of the building
will be primarily brick and glass. Above the first floor each of the modules has 3 stories of brick with the
top two stories having vertically oriented metal panel and a cornice element. The northernmost and
southernmost sections contain penthouse units with mezzanines and higher roofs. The northernmost
section will include a ‘tower’ element clad in a decorative metal panel accent color. The recessed
elevations facing Hennepin Avenue will be dark ribbed metal panel.

The project also includes 13 walk-up townhome units on a narrow parcel that fronts on 1*Avenue N.
These townhome units will be oriented to I*Avenue N and have tuck-under garages accessed from the
rear. The townhomes are four stories in height with the fourth floor recessed to allow for rooftop
terraces. In terms of materials, the townhomes will have brick on the first floor, stucco with metal panel
accents on the second and third floors and painted fiber cement on the fourth floor.

Access into the ground floor parking of the mixed-use building occurs at two locations. Residents will
enter the parking area via a curb cut from 2"Street N. Traffic in from this street is one-way. Cars will
exit out onto |*Street N. This curb cut allows for two-way traffic as there is a public parking area
accessible from [=Street N but closed off from the residential parking. The existing parking ramp in the
center of the block has curb cuts from |“Street N and 2Street N and the |*Avenue N townhomes are
accessed via separate curb cuts that lead to an existing drive lane.

The property at 100 Hennepin Avenue, site of the mixed-use building, is zoned B4S-1, Downtown Service
district and is located in the DP, Downtown Parking Overlay district. The property at 101 1*Avenue N,
the site of the townhomes, is zoned B4N, Downtown Neighborhood district and also contains the DP
Overlay. The Minneapolis Plan for Sustainable Growth identifies both sites as mixed use on the future land
use map. Hennepin Avenue is a commercial corridor and downtown is a designated Growth Center and
Major Retail Center.
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Certificate of Appropriateness Findings:

Applicant Response:

The alteration is compatible with and continues to support the criteria of significance and period
of significance for which the landmark or historic district was designated.

Applicant Response: The St. Anthony Falls Historic District is the site of the
original founding of the city, and still retains many of the pivotal industrial/milling
buildings from the 19th Century that centered on St. Anthony Falls. The site of the
proposed project is currently a surface parking lot which does not contribute to the
historic district. The proposed project will alter the historic neighborhood by filling
in an existing gap in the urban fabric with a building of similar height, window size &
rhythm, and material that is compatible with the St Anthony Falls Historic District
Guidelines.

The alteration is compatible with and supports the interior and/or exterior designation in which
the property was designated.

Applicant Response: The proposed project is compatible with and supports the
exterior designation of the district by maintaining the street frontage, using brick as
a primary material, breaking the full block building into traditional building masses,
and fronting entries onto Hennepin Avenue.

The alteration is compatible with and will ensure continued integrity of the landmark or historic
district for which the district was designated.
Applicant Response: There are seven aspects of integrity that have been identified
by the City of Minneapolis’ Heritage Preservation Regulations and the National
Register of Historic Places: location, design, setting, materials, workmanship, feeling
and association. The proposed project will not impair the integrity of the district for
the reasons described below:

Location: The applicant is not proposing to change the location of any
contributing resources, hence the project will not impair the integrity of the
location.

Design: The proposed project will authentically represent its own time while
using traditional materials such as brick and metal. The simple geometric design of
the proposed project expresses its function clearly. The project will also have a
connection to the street and local transportation, with bus stops and bike paths
nearby. The project will also make a grand gesture as the gateway to downtown at
the corner of Ist St North and Hennepin Ave with a tower-like element clad in an
accent metal panel.

Setting: Replacing a surface parking lot with new construction that will
maintain the street wall will have a positive impact on the setting. The proposed
project will be built out to very near the property lines along all street frontages.



HPC Certification of Appropriateness for 100 Hennepin Mixed-Use
June 23, 2015 (Rev. July, 23, 2015), (Rev. August 10, 2015)
Page 3 of 16

Materials: The primary cladding materials of the proposed project will be
brick and metal panel. There will be painted metal balconies and complimentary
composite window frames. Brick is a compatible material for the district as are
metal railings. Metal panel may not have been used in this way historically, but it
does recall the industrial heritage of the district and is authentic to our current
time.

Workmanship: The proposed project will not alter any historic buildings in
the district, hence it will not impair the integrity of workmanship.

Feeling: As new construction on a surface parking lot, the proposed project
will inevitably impact the feeling of the district, and stand out as modern. There are
no buildings from the 19t century immediately adjacent to this site, but the project
relates to the district through use of materials, scale, proportion, and rhythm. The
project will visually screen the existing six story parking ramp and replace surface
parking with a vibrant, active street scape for existing and new residents in the
neighborhood.

Association: The proposed development will hopefully improve the
association of the district by filling in a missing link on a very prominent site.

4. The alteration will not materially impair the significance and integrity of the landmark, historic
district or nominated property under interim protection as evidenced by the consistency of
alterations with the applicable design guidelines adopted by the commission.

Applicant Response: The project does not alter any buildings and as such will not
materially impair the significance or integrity of any landmark. Please see design
responses to the Historic District Guidelines attached at the end of these findings
that describe the proposed project.

5. The alteration will not materially impair the significance and integrity of the landmark, historic
district or nominated property under interim protection as evidenced by the consistency of
alterations with the recommendations contained in The Secretary of the Interior's Standards for
the Treatment of Historic Properties.

Applicant Response: The proposed project will be consistent with the following
Secretary of the Interior’s Standards for the Treatment of Historic Properties:

9. New additions, exterior alterations, or related new construction shall not destroy
historic materials that characterize the property. The new work shall be differentiated
from the old and shall be compatible with the massing, size, scale, and architectural
features to protect the historic integrity of the property and its environment.

10. New additions and adjacent or related new construction shall be undertaken is such a
manner that if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.

The proposed project would eliminate a surface parking lot which does not
characterize the St. Anthony Falls Historic District, nor is it historic. The proposed
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project would be clearly differentiated from historic buildings, but will be
compatible with them by using similar massing, materials, size and scale. One of the
defining features of this site is it’s prominence as the gateway to downtown
Minneapolis from the Hennepin Ave Bridge. If the project was removed, the
integrity of that gateway feature would remain.

The certificate of appropriateness conforms to all applicable regulations of this preservation
ordinance and is consistent with the applicable policies of the comprehensive plan and applicable
preservation policies in small area plans adopted by the city council.

Applicant Response: The proposed development will conform to all applicable
regulations of this preservation ordinance and will be consistent with the following
policies of the comprehensive plan:

Policy 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.

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

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.

The following findings must be addressed if approving a certificate of appropriateness that involves

the destruction, in whole or in part, of any landmark, property in an historic district or nominated
property under interim protection:

7.

The destruction is necessary to correct an unsafe or dangerous condition on the property, or
that there are no reasonable alternatives to the destruction. In determining whether reasonable
alternatives exist, the commission shall consider, but not be limited to, the significance of the
property, the integrity of the property and the economic value or usefulness of the existing
structure, including its current use, costs of renovation and feasible alternative uses. The
commission may delay a final decision for a reasonable period of time to allow parties interested
in preserving the property a reasonable opportunity to act to protect it.

Applicant Response: The proposed project does not require the destruction of an
historic property, it only removes a surface parking lot. Not applicable.

A written statement by the applicant making the findings that alterations are proposed in a manner that
demonstrates that the applicant has made adequate consideration of the following documents and
regulations:

8.

The description and statement of significance in the original nomination upon which designation
of the landmark or historic district was based.

Applicant Response: The St. Anthony Falls Historic District is the heart of the city
of Minneapolis, the center of its founding. It contributes a “sense of place” that is
distinct to the city’s identity and well-being. This project is located on a current
surface parking lot which does not contribute to the historic district. The proposed
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project will help fill in gaps in the district with a building that responds to the
Historic District guidelines.

Where applicable, Title 20 of the Minneapolis Code of Ordinances, Zoning Code, Chapter 530,
Site Plan Review.

Applicant Response: The proposed project has addressed public health, safety,
aesthetics and economic viability. It is an appropriate use of land that will provide
adequate light, air, privacy, convenience and security. The project will conserve the
value of land, provide safe and efficient circulation of all modes of transportation, as
well as increase the amenities of the city.

In addition to the Certificate of Appropriateness, the proposed project will require
new land use approvals. The Applicant is working with staff on the application
process for necessary City Planning Commission and Public Works (PDR) reviews.

. The typology of treatments delineated in the Secretary of the Interior's Standards for the

Treatment of Historic Properties and the associated guidelines for preserving, rehabilitating,
reconstructing, and restoring historic buildings.

Applicant Response: Because the site is currently surface parking, the Secretary of
the Interior’s Standards for the Treatment of Historic Properties is not directly
applicable, but the proposed project will help restore, revitalize, reconnect and
compliment the St. Anthony Falls Historic District.

In addition, the following findings must be addressed if approving a certificate of appropriateness that
involves alterations to a property within an historic district:

The alteration is compatible with and will ensure continued significance and integrity of all
contributing properties in the historic district based on the period of significance for which the
district was designated.

Applicant Response: The proposed project will replace a surface parking lot with
new construction of similar scale, materials, window to wall ratio, rhythm, and
proportion to the historic buildings in the district. As such, it will ensure the
continued significance and integrity of all contributing properties.

. Granting the certificate of appropriateness will be in keeping with the spirit and intent of the

ordinance and will not negatively alter the essential character of the historic district.
Applicant Response: The spirit and intent of the City of Minneapolis’ Heritage
Preservation Regulations is to preserve historically significant buildings, structures,
sites, objects, districts, and cultural landscapes of the community while permitting
appropriate changes to be made to these properties. The applicant is proposing to
construct a new mixed-use building on the site in keeping with the spirit and intent
of the ordinance.

. The certificate of appropriateness will not be injurious to the significance and integrity of other

resources in the historic district and will not impede the normal and orderly preservation of
surrounding resources as allowed by regulations in the preservation ordinance.

Applicant Response: The proposed project will not be injurious to the significance
or integrity of other resources in the historic district as it is not directly adjacent to
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any contributing resources. The proposed project is surrounded by more recent
construction.

DEMOLITION OF AN HISTORIC RESOURCE

I4. That the demolition is necessary to correct an unsafe or dangerous condition on the property,
or that there are no reasonable alternatives to the demolition. In determining whether
reasonable alternatives exist, the commission shall consider, but not be limited to, the
significance of the property, the integrity of the property and the economic value or usefulness
of the existing structure, including its current use, costs of renovation and feasible alternative
uses.
Applicant Response: Not applicable. The project does not include demolition if

existing structures.

HISTORIC VARIANCE

I5. That the variance is compatible with the preservation of the property and with other properties
in the area, and that the variance is necessary to alleviate practical difficulties due to special
conditions or circumstances unique to the property and not created by the applicant.
Applicant Response: No Historic Variance is being sought. Not applicable.
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The following guidelines are taken from the St. Anthony Falls Design Guidelines
100 Hennepin Avenue and 101 Ist Avenue N

General Guidelines:
7.10 Onanew building, locate balconies such that they traditional character of the block, as
perceived at the street level is maintained.

a. When a building wall is positioned near the sidewalk edge, locating a balcony at the third floor
or above is preferred.

b. Consider providing a balcony that is inset instead of one that projects from the front fagade.
This can reinforce the concept of a simple rectangular form.

Design Response: The proposed mixed-use building has a podium of 22’ which will make the
balconies on the 2nd |level feel like they are at the third level. The project includes a few inset
balconies at the penthouse pop-up units which will help reinforce the tower-like form at the
corner of Ist St. N and Hennepin Ave.

Building Placement and Design:
9.1 Maintain the alignment of building fronts along the street.

a. Locate a new building to reflect established setback patterns along the block. For example, if
existing buildings are positioned at the sidewalk edge, creating a uniform street wall, then a new
building should conform to this alignment. However, alternative placements are encouraged for
upper floors when the building is required to be set back from the sidewalk edge. (See Building
Mass and Height requirements also.)

b. Maintain the established sequence of public-to-private spaces in residential neighborhoods.

c. Provide a walkway that leads from the sidewalk to a porch or portico, and then to the residential
entry.

Design Response: The proposed mixed-use building will be the only building along the
Hennepin Avenue frontage on this block. It will align with the established setback of the
northern portion of the 222 Hennepin Development across 2nd Street N. It will match the
established setback of the existing parking ramp alongl*Street N and along 2™ Street N it
will align with the established setback of the parking ramp and historic building at 133 I
Avenue N. The proposed design for the north retail and residential facades have been pulled
closer to Hennepin Avenue to maintain established setback patterns.

The walk-up loft style townhomes in this building will be connected to the public sidewalk
with stairs and have screened patios to distinguish between public and private space.

9.2 Respect alignment patterns associated with historic infrastructure.
a. Locate a new building to retain historic rail corridors.
Design Response: Not applicable.

9.3 Maintain the traditional orientation pattern of buildings facing the street.
d. Locate the primary entrance to face the street and design it to be clearly identifiable.
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Design Response: The proposed design locates the primary common residential entrance to
the mixed use building facing Hennepin Avenue and identifies it with an accent wall and
overhead canopy.

The proposed entrance to the North Retail now faces Hennepin Avenue and has been pulled
closer to the Hennepin Ave. Ist Street N corner, accessed from a small sidewalk café area.
Secondary retail entrances may be located along Ist Street N.

The entrance to the South Retail faces Hennepin Avenue and is set in a storefront facade
recessed from the residential facade above with an overhang. Secondary entrances may be
provided in recessed storefront alcove fronting 2nd Street N to access a sidewalk patio area
along 2nd Street N.

The proposed design also includes 15 walk-up loft style townhome units on the first floor of
this building with entrances facing Hennepin Avenue and 2nd Street North that are
connected to the sidewalk via private terraces with landscaping and screen walls.

Architectural Character and Detail
9.4 Design a new building to reflect its time while respecting key features of its context.

a. In those character areas with a high concentration of historic structures, relating to the context
is especially important. In other areas where new construction is more predominant, respecting
broader traditional development patterns that shaped the area historically is important.

b. See the individual character areas for more guidance.

Design Response: The Proposed project is not in an area with immediate context of
historic structures. There is one historic building on the block at 133 I* Avenue N that is
located in the Minneapolis Warehouse Historic District, and was built in 1880. The
proposed mixed-use building is separated from that historic building by a six-story parking
ramp. The block abuts the Federal Reserve property to the north and the new building at
222 Hennepin to the south. There is no alley on this block.

The guidance in this character area states that new residential infill in the North Loop on
the former rail yard between North Ist and North 2nd Streets has a strong orientation to
the street, with front doors and patios fronting on the sidewalks. These establish a
distinctive rhythm of buildings and entrances. Buildings are generally set back a short
distance from the street, with small yards in front.

The proposed project has been adjusted to form a strong street orientation with distinct
primary entrances to common Residential and Retail spaces along the Hennepin Avenue
Commercial corridor with minor setbacks from the sidewalk to accommodate narrow
sidewalk café seating, landscaping, and the city’s recommended sidewalk width.

The proposed design for the walk-up townhomes on the mixed-use building are consistent
with this character-area recommendation by providing street-facing front entrances with
canopies accessed by private patio spaces.
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9.5 A contemporary interpretation of traditional designs is appropriate.

The design should be compatible with the relevant character area.

Contemporary interpretations of architectural details are appropriate.

Incorporate contemporary details to create interest while expressing a new, compatible design.
Use designs for window moldings and door surrounds to provide visual interest while helping to
convey that a building is new.

Design Response: The site is in the Warehouse District Character Area. In this character
area first floors are generally of similar heights, and brick is the predominate material. Many
of the historic warehouse buildings have at least one entry onto a local street, with service
and delivery located in a rear alley. There is a general consistency to the commercial facades,
in their fenestration, cornice lines and materials, while variety occurs in details associated
with individual architectural styles. The result is a relatively cohesive street wall.

The proposed design of the mixed-use building is contemporary with street level primarily
of brick and highly transparent glass/ aluminum storefronts, with transoms and a masonry
base to be compatible with the character area. The primary residential entrance is identified
with a feature metal canopy and fin wall. The facades along Ist and 2nd Streets N. will also be
brick with storefronts in slightly varying patterns with possible secondary retail entrances.

Service is located up against the existing parking ramp in an interior alley type condition.
The proposed design is simplified to primary materials of brick and storefront base, a brick
middle and a metal panel top and cornices on all primary facades.

9.6 An interpretation of a historic style that is authentic to the district will be considered if it is subtly
distinguishable as being new.
a. Avoid an exact imitation of a historic style that would blur the distinction between old and new
buildings and make it more difficult to understand the architectural evolution of the district.
Incorporate contemporary details to create interest while expressing a new, compatible design.

Design Response: Overall massing and punched window patterns in the body of the building
recall traditional warehouse massing, but contemporary window mullion layouts, the
northeast signature vertical element and balconies express a new residential design. That is
unique and contemporary and will not convey a false sense of history.

9.7 Incorporate traditional facade articulation techniques in a new design.

Use these methods:

A tall first floor

Vertically proportioned upper story windows

Window sills and frames that provide detail

Horizontal expression elements, such as canopies, moldings and cornices
Vertical expression features, such as columns and pilasters

A similar ratio of solid wall to window area

Design Response: The first floor of the mixed-use building is tall at 22 feet in height. Windows
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are vertically proportioned and have transoms at street level and extended sills to match
the window frames at upper floors. The townhome entries have transoms and canopies with
traditionally scaled spandrels and mullions. Windows at upper levels will provide window to
wall ratios similar with those in the district and balconies have been composed in regular
patterns to add rhythm and scale to the facades.

Vertical accent columns and a subtle angled notch in accent material are incorporated into
the upper floors at the northeast corner of the building to provide a signature expression as
the first impression entering the district when crossing the Hennepin Avenue Bridge into
downtown.

The residential entry is anchored by a column and canopy of the same material. The ground
floor retail uses are very transparent utilizing a contemporary arrangement of storefront,
transoms, and masonry base. The residential units have a similar ratio of solid wall to window
area.

Building Mass, Scale and Height
9.8 Maintain the traditional size of buildings as perceived at the street level.
a. The height of a new building should be within the height range established in the context,
especially at the street frontage. .
b. Floor-to-floor heights should appear similar to those of traditional buildings.

Design Response: The only context on the proposed development’s block for the mixed-use
building is a six-story parking ramp built in 1982. The proposed mixed-use building functions
as six stories, plus small mezzanines but would be eight stories per the zoning code
definition. It is similar to those of traditional buildings with street level at 22 ft. high and
upper level floor-to-floor heights at 10’-8” — 1 1’-8”. The proposed building is of similar height
to the adjacent new building at 222 Hennepin.

9.9 The overall height of a new building shall be compatible with the character area.

a. A building height that exceeds the height range established in the context will be considered when:
It is demonstrated that the additional height will be compatible with adjacent properties,
within the character area as a whole, and for the historic district at large.

° Taller portions are set back significantly from the street.
° Access to light and air of surrounding properties is respected.
Key views are maintained.

Design Response: The recommended height for this character area is a maximum of six
stories. The design guidelines also state that mid-rise and low-rise building heights are
most appropriate. Mid-rise is considered 7-9 stories while low-rise is considered 4-6 stories.
The proposed mixed-use building will function as six stories but would be considered eight
stories per the zoning code definition of height.

The proposed heights are therefore consistent with the recommendations for the
character area.
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9.10  Position taller portions of a structure away from neighboring buildings of lower scale.
a. Locate the taller portion of a new structure to minimize looming effects and shading of lower
scaled neighbors, especially when adjacent to smaller historic structures.
b. Taller portions of a building should be compatible and not loom over adjacent buildings at any
time. Recessed articulations should reflect the depth of traditional openings. Floor-to-floor
heights should appear similar to those of traditional buildings.

Design Response: Buildings on surrounding blocks range in height from three stories to 16
stories. The site of the proposed block contains a six-story parking ramp in the center and a
three-story historic brick building at the corner of 2Street and |I*Avenue. The proposed
design places the taller mixed-use building along Hennepin Avenue, across the street from
a l6-story residential building on the east side of Hennepin Avenue, the six-story 222
Hennepin building to the south and the Federal Reserve building to the north which is
approximately ten stories in height. The buildings to the west are in the Minneapolis
Woarehouse Historic district and are predominantly three to four stories in height.

9.1l Provide variation in building height in a large development.

a. In order to reduce the perceived mass of a larger building, divide it into subordinate modules
that reflect traditional building sizes in the context. Too much variation in building height is
inappropriate.

b. Vary the height of building modules in a large structure, and include portions that are similar in
height to historic structures in the context. However, avoid excessive modulation of a building
mass, when that would be out of character with simpler historic building forms in the area. Too
much variation in building massing is inappropriate.

Design Response: The upper floors of the mixed-use building are organized into three
modules that read as separate buildings above the first floor. The proposed design is
reflective of traditional building sizes. All three modules are of similar height and scale. The
Ist and 2nd Street N. corners provide varying height with taller corner feature areas at
Hennepin Avenue.

9.12  Maintain the scale of traditional building widths in the context.

a. Design a new building to reflect the established range of the traditional building widths in the
character area.

b. Where a building must exceed this width, use changes in design features so the building reads as
separate building modules reflecting traditional building widths and massing. Changes in the
expression and details of materials, changes in window design, facade height or materials are
examples of techniques that should be considered.

c. Where these articulation techniques are used, they shall be expressed consistently throughout
the structure, such that the composition appears as several building modules. Attention to the
designs of transitions between modules is important. Too much variation, which results in an
overly busy design, is inappropriate.

Design Response: The first floor is a nearly consistent height along the streets with walls
set back in steps to provide relief. Upper floors break into three separate sections or
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modaules to reflect traditional building widths. The outside modules are each
approximately 67 feet in width and the center is approximately 64 feet in width. Each
module has a consistent brick mid-section and a standing seam metal top and cornice.
The height between the three is uniform.

9.13 A block-long building facade is inappropriate.
a. A block-long building width will be considered if the facade reads as separate building modules.
Consider dividing a block long facade into sub-components that read as several discrete modules that are
consistent with traditional building widths in the context. A block-long building width will be considered if the
facade reads as separate building modules. Please note that this may be appropriate in some areas and not
in others.

Design Response: The first floor of the proposed building design comprises the entire
block face along Hennepin Avenue. However, as previously noted, this facade is stepped in
setback and the upper floors are divided into three sections to read as separate buildings.

9.14 A new commercial or mixed-use building should incorporate a base, middle and cap.
a. Traditionally, buildings were composed of these three basic elements. Interpreting this tradition
in new buildings will help reinforce the visual continuity of the area.

Design Response: The proposed design of the mixed use building breaks the massing down
into three modules that each have a base, middle, and has been revised to add an
articulated metal panel top floor with cornice overhang rendered in a contemporary
vernacular.

9.15  Establish a sense of human scale in the building design.
a. Use vertical and horizontal articulation techniques to reduce the apparent mass of a larger

building and to create visual interest.
b. Express the position of each floor in the external skin of a building to establish a scale similar to
historic buildings in the district.

c. Use materials that convey scale in their proportion, detail and form.

d. Generally, the facade in most contexts should appear as a relatively flat surface, with any
projecting or recessed “articulations” appearing to be subordinate to the dominant form.
Exceptions are in lower scale single-family settings.

e. Design architectural details and other features to be in scale with the building. Using windows,
doors, storefronts (in commercial buildings) and porches (in lower scale residential buildings)
that are similar in scale to those seen traditionally is appropriate.

Design Response: The proposed design breaks down the building mass into three distinct
modules of