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MEMORANDUM
To:

St. Anthony Village Planning Commission

From:

Breanne Rothstein, AICP, City Planner

Date:

Planning Commission meeting on August 28, 2017

WSB Project No.

02170-300

Request:

Comprehensive Plan Amendments, Preliminary PUD Development Plan, and
Preliminary Plat for The Village, LLC

GENERAL INFORMATION
Applicant:

The Village, LLC

Owners:

The Village, LLC

Location:

2401 and 2501 Lowry Avenue

Existing Land Use /

Manufactured Home Community/Single-Family Residential (approximately 97
home sites and 95 RV sites); Bremer Bank Site/Commercial

Zoning:
Surrounding Land
Use / Zoning:

North: Low Density Residential / Zoned R-1 - Single Family Residential
East: High Density Residential/Planned Unit Development Kenzington Terrace
(ownership condos for seniors) are located immediately to the east (5 stories,
plus at grade garage (70 feet in height).
South: High Density Residential and Commercial/Planned Unit Development
The Legacy (4 stories of rental, assisted living for seniors (48 feet), Walker Senior
Housing (3 stories of affordable rental, assisted living for seniors (36 feet), and
Autumn Woods (3 stories general occupancy rental units (40 feet).
West: Single-Family Residential and Commercial in Minneapolis

BACKGROUND
The applicant for the proposal, The Village, LLC, with lead developer Continental Property Group,
purchased the Lowry Grove Manufactured Home Community on June 13, 2016. In the ensuing year, the
mobile home park, and the former and new property owners were engaged in a series of State statutory
requirements for mobile home park closures. The Lowry Grove mobile home park formally closed on
June 30, 2017.
On October 24, 2016, the Planning Commission reviewed an initial Planned Unit Development (PUD)
sketch plan submission for the site from The Village, LLC. An Environmental Assessment Worksheet
(EAW) for the site was completed in November of 2016.
On July 18, 2017, The Village, LLC submitted a series of land use applications for their proposed
redevelopment of the former Lowry Grove site. The proposed redevelopment now includes both 2401
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Lowry Avenue (the site of the former mobile home park) and 2501 Lowry Avenue (the current site of
Bremer Bank).
DESCRIPTION OF THE REQUEST
The site under re-development consideration is approximately 17.26 acres located on the southwestern
edge of the city of St. Anthony at 2501 Lowry Avenue and 2401 Lowry Avenue (see enclosed site
location map). Bremer Bank (2 stories) is located on the southwestern-most corner of the property and
has been added as part of the re-development plan since the review of the sketch plan.
The preliminary plat and PUD preliminary development submittal proposes a residential redevelopment
that includes several housing types, styles, and ownership models. There are a total of 833 housing units
proposed on the site, comprised of five buildings of multifamily housing and 32 for-sale townhome
units. Buildings A and C include 300 units of senior housing; Buildings B and D together are proposed to
have 391 market-rate apartments; and Building E includes 110 units of affordable housing. Buildings A
and B, set back behind the townhomes on the west side of the development, are proposed to be 55 feet
in height (5 stories). Buildings C, D and E are proposed at 66 feet (6 stories).
The redevelopment proposal includes two stormwater retention ponds and a stormwater infiltration
basin feature. Lot 2 Block 2 contains a 1.4-acre park with a six-foot sidewalk trail connecting Roads A and
B. There are six-foot sidewalks along each of the proposed roadways. There are a total of 1,122
designated parking stalls proposed for the development. These include 988 enclosed parking stalls (64 of
these are associated with townhome garages), 72 surface stalls (associated with Building E) and 62 on
street parking stalls associated with roadway bump-outs across the development site.
The Village, LLC has submitted the following requests with their land use application for the
redevelopment plan for 2401 and 2501 Lowry Avenue:
•

Two Comprehensive Plan Amendments:
o A comprehensive plan amendment to the High Density Residential district to accommodate
a higher proposed density on the site. The overall site density is proposed as 48 units per
acre. The current comprehensive plan allows a maximum density of 40 units per acre in
areas guided for High Density Residential.
o At 2401 Lowry Ave, a comprehensive plan amendment to change the guided land use from
Commercial to High Density Residential.

•

Rezoning request to change the zoning of the site from R1 – Single Family Residential (at 2501
Lowry Avenue) and C – Commercial (at 2401 Lowry Avenue) to Planned Unit Development
(PUD). A Planned Unit Development (PUD) preliminary development plan review is also
requested, in accordance with the rezoning request.
Preliminary Plat review for their re-development plan for 2401 and 2501 Lowry Avenue; a
preliminary plat submission must include certain required elements to be considered for
complete review.

•

Each of the components of the applicant’s land use request was accompanied by a separate narrative
written by the applicant, and included as attachments.
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COMPREHENSIVE PLAN GUIDANCE
The Comprehensive Plan’s Land Use Plan discusses the following items related to the sites at 2401 and
2501 Lowry Avenue:
• It guides the 2401 Lowry Avenue (Bremer Bank) site for Commercial and the 2501 Lowry
Avenue site for High Density Residential. It acknowledges that mobile home housing on the
former Lowry Grove site was aging and states intent for a long-term redevelopment plan for
higher-intensity use of the site.
• It states that any changes in land use would be initiated by the landowner, not proactively
by the City.
• It states that any change in land use would require proper notification and provision for relocation under state statute.
• It states the importance of provision of affordable housing in this area to the community.
• It outlines a general vision, should the property re-develop, that includes a mix of multifamily housing (“townhomes and condominium apartments”)
• It discusses the need for better pedestrian improvements and streetscape on Kenzie
Terrace.
• The density range for High Density Residential is specified as a minimum of 25-40 dwelling
units per acre.
ZONING GUIDANCE
The 2401 Lowry Ave site is currently zoned C – Commercial, which is a zoning district that allows
generally for retail sales and service uses. The 2501 Lowry Ave site is currently zoned R-1 – Single
Family, which is a zoning district that allows for detached single family uses. The applicant is
requesting to rezone both sites to Planned Unit Development (PUD). The intent of a PUD zoning
designation is “to create a more flexible, creative, and efficient approach to the use of land”, and
may include a greater use variety and dimensional flexibility than the underlying zoning district(s)
would allow.
City Code section §152.203 (“ALLOWED USES”) stipulates that a PUD development plan may deviate
from the area’s underlying zoning and allowed uses, and that the uses defined in the final PUD
agreement take precedence:
“Uses within a PUD may include only those uses generally considered associated with the general
land use category shown for the area on the official Comprehensive Land Use Plan. However, in some
unique situations, the PUD may allow the approval of use or uses that are not listed as either
permitted or conditional uses in any underlying zoning district. The specific allowed uses and
performance standards for each PUD shall be delineated in an ordinance and development plan. The
PUD development plan shall identify all the proposed land uses, which shall become permitted uses if
the final development plan is approved.”
PRELIMINARY PUD DEVELOPMENT REVIEW
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Staff deemed the preliminary plat submission complete after reviewing the submitted elements
against the required information listed in §151.02. The following summarizes the proposal for each
element of the preliminary plat and preliminary PUD site plan.
Housing Types and Massing/Height: The preliminary plat and PUD preliminary development
submittal proposes a residential redevelopment that includes several housing types, styles, and
ownership models. The table below summarizes the housing types and massing for each segment of
the proposed development.
Site Element

Housing Type

Building A
Building B
Building C
Building D
Building E

Total Units

Senior housing
130
Market-rate
171
Senior housing
170
Market-rate
220
Affordable
110
For sale attached
Townhomes
32
housing
Total Units Proposed: 833 housing units
Overall Site Density: 47.7 units per acre

Height
55’ (5 stories)
55’ (5 stories)
66’ (6 stories)
66’ (6 stories)
66’ (6 stories)
1-2 story

Buildings A and B, both proposed at five stories in height, are set back behind the townhomes
located along Stinson Boulevard. Buildings C, D and E, each proposed to have six stories, front Kenzie
Terrace. Buildings A and C are proposed to be managed and operated by Ebenezer, a senior home
community. Buildings B and D are proposed to be constructed and operated by Continental Property
Group, and Building E is proposed to be constructed and operated by Aeon, an affordable housing
developer. The townhome element will be sold to a townhome developer/builder.
Traffic, Streets and Access: The development plan proposes two main access points, one from
Stinson Boulevard and one from Kenzie Terrace. Building E would also retain its existing access drives
off of Stinson and Kenzie, but there are no proposed internal roadway connections between Building
E and the remainder of the site. Roads A, B, C and D are included on the preliminary plat as Outlot A
and are proposed as private roadways. A traffic study was completed as a part of the Environmental
Assessment Worksheet (EAW) review, and detailed recommendations were included in that report.
The traffic study includes a recent additional memo to include and evaluate existing and proposed
volumes on Stinson Parkway and Lowry Avenue.
Parking: There are 1,122 total parking stalls proposed for this development. The table below
summarizes the parking type, stalls and area associated with each segment of the proposed
development.

Site Element

Enclosed Parking
Stalls

Surface
Parking Stalls

Parking
Area (SF)

Stalls per
unit
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Building A
Building B
Building C
Building D
Building E
Townhomes
Guest Parking
TOTAL

130 (underground)
222 (underground)
222 (underground)
285 (underground)
65 (underground)
64 (garage)
-958 stalls

----72 (parking lot)
62 (on-street)
134 stalls

47,000
80,000
80,000
103,000
42,000
64,000
Not given

1
1.3
1.3
1.3
1.4
2
--

Landscaping: The plan provides a suggestion of the development’s landscaping concept through the
Site Plan exhibit. However, the application does not include a separate landscaping exhibit and the
elevation renderings do not provide landscaping detail. The site plan indicates boulevard tree
plantings along the roadways surrounding Blocks 3 and 4 and the park plaza.
Streetscape/Urban Design: The site plan and preliminary plat shows street design, sidewalks and
trails incorporated into the project design. Setbacks shown on the site plan are 20 feet along most
site boundaries (30 feet along Kenzie Terrace), while internal setbacks are zero feet. The applicant
has also provided a narrative description of some of the design elements of the project including
overall configuration of the parks and green space elements within the site design, height and
density of the buildings, and integration of the site into the existing surrounding area and land use.
Trails/Sidewalks: The preliminary plat shows 6-foot sidewalks integrated into the site design along all
internal roads, as well as a sidewalk trail connecting Road A and Road B through the park plaza. While
there is an existing sidewalk along both Stinson Blvd and Kenzie Terrace integrated into the project
design, there are no proposed enhancements to existing sidewalks nor internal sidewalk connections
proposed to connect Building E with the remainder of the site.
Public Spaces/Parks: The preliminary site plan includes the following park and public space elements.
These are proposed to be open to the public, but privately maintained and programmed.
• Park/Plaza (Lot 2 Block 2): This 1.4-acre area is dedicated park space that includes a
stormwater pond, a fountain feature, and a plaza. Site plan renderings show opportunity for
additional park features to be incorporated into the park design.
• Building plazas/open space: Buildings A, B, C and D each incorporate a plaza or courtyard
area into their design.
Environmental Assessment Worksheet: A full report was completed for the analysis of the
environmental impacts, including infrastructure impacts, contamination, traffic, and permitting
required. Detailed information was analyzed, and this report is available on the city’s website, or at
city hall.
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Environmental (Contamination): There is contamination on the site from the apparent spreading of
oil on dirt roads for dust control (historically), the location of a dry cleaner on the Bremer site, and
the siting of underground petroleum tanks (historical). The appropriate Response Action Plan has
been submitted and approved by appropriate agencies. The developer is intending to remediate all
environmental contamination on the site as a part of redevelopment. The EAW completed for this
site has listed the detailed permits and information related to this clean up effort.
Grading: A grading plan has been submitted that appears to involve significant grading and changes
to the grade on the site. It appears that most, if not all trees, will be removed as part of the grading.
Stormwater Management: A stormwater management collection and treatment system is proposed
through a system of curbing, catch basins, underground conveyance, ponding, and bio-retention. This
includes traditional at grade ponds and below grade bio-filtration systems.
Utilities: Public sanitary sewer and watermain extensions and hydrants are proposed as part of this
development. The infrastructure is proposed under private streets, with public easements over
them.
Phasing: The staging plan depiction is shown below. The staging plan indicates the sequence of site
development and indicates a total buildout time frame of 5 to 7 years. Building D, the roads, the
utilities, the park, and the stormwater
retention pond are all incorporated into
the first stage of development. This will
be followed by the construction of
building A. Next staged are the
townhomes, followed by Building C and
then Building B. Building E is currently
listed as “TBD” in the phasing plan. Aeon
has indicated that they anticipate a 2019
construction season, depending on
award of tax credits and other required
funding sources.

Park Dedication Fees: Park dedication is
required on all new subdivisions in St.
Anthony. The amount of land (or cash in-lieu) will be determined at the time of final plat. All park
dedication requests will need to be reviewed by the Park Commission. More details will be needed to
determine appropriate park dedication obligation and credit.
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Development Agreements/Contracts: A series of development agreements and contracts will be
required for this project. These legal documents will be drafted and prepared at appropriate times
during the final plat/final development plan stage.
Other Agency Requirements: In addition to city code requirements for the review and consideration
of a Planned Unit Development preliminary development plan, re-zoning and subdivision application,
this re-development is subject to many other jurisdictional requirements including the following:
State Rules Governing Completion of an Environmental Assessment Worksheet (EAW). Due to its
size (over 375 attached units), State Rule 4410 requires preparation of an EAW to evaluate and
identify existing environmental conditions and identify the impacts of this proposed development
with regard to land use, soils, fish/wildlife, historical property, water resources, sewer, water, and
transportation infrastructure and any potential noise, odor, light, or visual impacts. This document
has been completed and several recommendations listed in this staff report are a result of this
study.
Minnesota Pollution Control Agency. As part of the developer’s purchase of the property, Phase I
and Phase II Environment Assessments were completed and identified several sources of
contamination on the property, which will need to be properly handled and remediated through the
process established by the Minnesota Pollution Control Agency. Additionally, sanitary extension and
construction permits will also be needed. Copies of all required permits will be required to be
submitted prior to final approval of the development.
Hennepin County Transportation. Kenzie Terrace is a County Road and coordination with their plans
and needs regarding changes or upgrades to Kenzie Terrace is required. Copies of all access permits
will be required to be submitted to the city prior to final approval of the development.
Minneapolis Park and Recreation Board. MPRB has submitted comments regarding the proposed
development, outlining the process and permits required. The land under which Stinson Parkway is
built is considered MPRB parkland, not right-of-way. Therefore, special review and provision must
be made for any upgrades or impacts to Stinson Parkway, given its designation as parkland and the
MPRB jurisdiction. Copies of all required Park Board permits will be required to be submitted prior
to final approval of the development.
Mississippi Watershed Management Organization. This development will be subject to the rules of
the MWMO and the city regarding pollutant loading reduction, discharge rates and volumes, and
flood elevations. The city is the permitting agency for the MWMO.

COMMUNITY INPUT TO DATE
There has been much interest in this proposal, starting last year and continuing to-date. Staff has
received almost 100 emails since the sketch plan phase, and has included them as an attachment.
Additionally, staff has spoken with many residents and concerned neighbors and has summarized the
concerns as follows:
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•

•
•
•
•
•
•

Concerns over the density and height of the proposal. The most common concern is the opinion
that the comprehensive plan should not be amended to accommodate this development and
that heights should be consistent with those around the site.
Concerns over the loss of affordable housing. People have expressed the need to retain/replace
affordable housing on the site.
Concerns over traffic and safety. People have stated the increase in traffic on Stinson Parkway
will reduce livability and increase congestion at key intersections.
Concerns regarding views for existing Kensington Terrace residents. People have expressed
concern over the reduction in views from their units.
Concerns over tree removal.
Concerns over school capacity and other public services.
Concerns over the handling and treatment of stormwater runoff.

While there have been other concerns expressed, and also support expressed for the project, the
overwhelming majority have stated the above concerns.
ANALYSIS
Comprehensive Plan Amendments Requests
The City must follow statutory requirements and ensure conformity within the comprehensive plan
when amending its comprehensive plan, which serves as the foundation for land use policy. Section
152.002 establishes the purpose and intent of the city of St. Anthony’s zoning code. Therefore, Staff has
evaluated the request for the comprehensive plan amendments using the standards set forth in Section
152.002:
A. Does the comprehensive plan amendment to increase the maximum allowable density from
40 to 48 units per acre achieve the following findings?
(1) The use districts are protected. Yes, use districts are not affected by this comprehensive plan
amendment request.
(2) Orderly development and redevelopment is promoted. The increase in density requested does
not promote orderly development since it is inconsistent with surrounding densities and
inconsistent in density and scale with past re-development. Recent development in the city has
been approved at 38 units per acre and 4 stories in height.
(3) The proposal provides adequate light, air, and access to property. No, the proposed density
does not allow adequate access within the site due to the location and placement of several,
large retaining walls. The internal road and trail network does not allow for adequate access
around all buildings.
(4) Prevent congestion in the public streets. No, allowing an additional increase in density will not
prevent congestion on public streets. While an increase in traffic is expected, and the traffic
study calls for the completion of required improvements associated with the traffic study, an
increase in density will not improve the current or proposed traffic situation.
(5) Prevent overcrowding of land and undue concentration of structures by regulating land,
buildings, yards, and densities; The proposed density of the development exceeds what the site
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can reasonably accommodate, given the surface water and grade challenges on the site. The site
would be better configured if the density was a max of 40 units per acre;
(6) Provide for compatibility of different land uses. The proposal provides for a variety of residential
land uses on the site.
B. Does the comprehensive plan amendment to change the land use at 2401 Lowry Avenue from
commercial to high density residential achieve the following findings?
(1) Protect the use districts. The proposed land use is high density residential, which is a change
from the commercial designation.
(2) Promote orderly development and redevelopment. In staff’s review of the proposal, a change to
land use from commercial to high density residential does promote orderly development since a
commercial use of the parcel on the corner would be isolated from most nearby commercial.
(3) Provide adequate light, air, and access to property. The land use change does not affect the
provision of adequate light, air, and access. The proposed access to the site will need to be
evaluated and commented on as part of the overall PUD request. Generally, high density
residential uses generate less traffic than commercial uses.
(4) Prevent congestion in the public streets. The land use change proposed does not prevent, or
substantially affect, congestion in the street.
(5) Prevent overcrowding of land and undue concentration of structures by regulating land,
buildings, yards, and densities. The land use change proposed does increase the overall density
on the site, but generally, high density residential is considered less intense than a full utilization
of the site as a commercial use.
(6) Provide for compatibility of different land uses. The proposed land use change provides for
better compatibility with the rest of the development, which is proposed as high density
residential. The integration of the site will be addressed as part of the PUD review.
Staff has completed a thorough review of the Preliminary PUD Development Plan and Preliminary Plat
proposal and has the following comments and requested changes:
 Full streetscape exhibit. Currently the site plan is lacking in detail about the design and
plan for the streetscape for the project. The look and feel of the streetscape is a critical
feature for a site of this scale. Staff requests the submission of a full and separate
streetscape exhibit that includes more detail regarding dimensions of sidewalks and
trails, curbs, parking bump-outs, driveways, public infrastructure in streetscape
(hydrants, utility boxes, etc), and boulevards and boulevard landscaping. This includes
the area along the alleyway on the north side as well as on all public and private streets.
Specifically, the following additions/considerations are requested:
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A trail plan is requested that connects all of the building areas together.



Many retaining walls are proposed. The site needs to be re-evaluated to reduce
the number of retaining walls, especially in areas critical to urban design (along
Kenzie Terrace and along private streets; between Building E and Building C; and
in the northeast corner of the site. This also relates to the grading and drainage
plan, and stormwater management plan.



Boulevard trees and sidewalks are requested on each of the streets.



The removal of all existing encroachments into Stinson Parkway.



The addition of street lights along Stinson Parkway, in coordination with the
Park Board on number and spacing.

 Landscaping Plan. Staff is requesting submittal of a landscape plan that details the
location and programming for greenspace (particularly over the areas labeled
“biofiltration basin.”) All areas in the development need intentional landscaping and
programming. More information is required regarding the green spaces indicated
interior to Building B. All areas not proposed as greenspace (driveways in alley, Building
B interior, biofiltration areas, patio on Building D) should be removed as “green” from
the site plan. An effort should be made to indicate the preservation of trees, where
possible.
 Details regarding building plans. Staff is requesting more detail about the proposed
style(s) of the townhomes, and confirmation that there are no driveways proposed for
the townhomes on Stinson Parkway and details regarding the off-street parking for
these units (distance from garage door to curb along Road C). Additionally, there seem
to be measurement discrepancies shown on the site plan for the lengths of the north
side driveways as well as driveway access.
Staff requests that the Applicant examine the accuracy of these measurements and
submit revised plans showing details of access along the alley, including location,
grades, and building elevation views of the north side of those townhomes.
Staff is also requesting all four building elevations for each building and labeled for ease
in reading/evaluating. Urban design and the interaction of the building with the street,
walkways, and views from surrounding properties needs to be evaluated. The proposed
number of 1, 2, and 3 bedroom apartments proposed should also be indicated, by
building.
 Details on Parking. Staff is requesting more information on the details on the parking
garages proposed is missing (underground, at-grade, or above grade, and proposed
lowest floor elevations of underground garages). Also, more information is requested
regarding guest parking (how many numbers of underground and at grade guest
parking), handicap parking stalls (how many and location). Since the number of
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proposed stalls is well below the city code requirement of 2 stalls per unit, staff is
requesting information regarding best practices for the provision of parking at other
recent development sites in the vicinity and more data to support allowing a reduction
in the parking spaces required.
 Area breakdown by use. Similar to the table provided with the existing conditions
exhibit, staff would like the Applicant to provide a table showing the areas associated
with each proposed use of the development. This table would include the square
footage associated with each type of residential (market, affordable, townhome, and
senior), streets, trails and sidewalks, public use and/or open space. This should also
include the estimated number of 1, 2, and 3 bedroom apartments proposed, by
building.
 Staging detail. Staff is requesting a more detailed estimate of the timeline associated
with each stage of the development. There is an understanding that uncertainty exists
with development timing; however, staff would like a better understanding of the
expecting duration of each stage of development.
 Revised Plans for Building E. Since a new developer is now involved, revised plans for
Building E and the surrounding site are requested. As proposed, Building E (which
contains the affordable housing associated with this project) is physically isolated from
the remainder of the site by a large retaining wall and a bioretention area. There are no
internal roadway or sidewalk connections to other site buildings or features, including
the park and open space areas, and there is both a parking lot and retaining wall that act
as a separation cutting off the building from the development overall. The design of this
building could be better incorporated into the site plan and could be integrated into
overall development in a more inclusive way with the addition of a trail. Grading
changes are required to eliminate or reduce the grade change between Building B and
D.
 Vacation of Easement. There is currently a watermain easement through the site, which
will need to be vacated through a separate action accompanying a final plat.
 Engineering Comments. The full engineering staff report is available as an attachment.


There appear to be many outstanding questions and concerns with the
stormwater management systems, especially as it relates to the rest of the site.
Resolution of these questions and issues will require coordination with City
Engineer.



An erosion control must be submitted and reviewed.



Soil borings and logs must be submitted and reviewed.



Details on the operations and maintenance of the privately held stormwater
facilities will be required to be enumerated in the development agreement.
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Detailed requirements for transportation improvements are listed in the traffic
study, and incorporated here by reference. It has been concluded that the
improvements listed in the report are satisfactory, in staff’s recommendation, to
meet the demands generated by this development. While there are
intersections in the vicinity that currently experience congestion during peak
hours, these conditions are not created by this development proposal.

 Police and Fire Comments. The full comments from Police and Fire and available as an
attachment. In particular, the following changes are requested:


A 20 foot clear zone around each building, free of any trees, structures, ponds,
or grade changes, and reinforced with material acceptable to the engineer for
the purposes of access. This is particularly important between Buildings B and D,
east of C, and east of A. This can be accomplished with a paved trail in many
locations. A lesser width may be allowed in certain areas, with approval of the
fire chief.



Placement of a hammerhead at the eastern terminus of Outlot A/Road B. This
will require re-evaluating the 114 foot long retaining wall in this location.



Hydrants added to Stinson Parkway (on private property).



Location of building entrances, and distances to nearest hydrants, and
provisions for emergency vehicle parking.



Closer review of access points along Kenzie and proximity to the Lowry/Stinson
intersection. Hennepin County will need to review and approved these access
points.

 The EAW incorporates many detailed comments and permitting requirements, all of
which is incorporated by reference.
STAFF RECOMMENDATION
In consideration of the above items, staff recommends that the Planning Commission take the following actions:

•

Concerning the comprehensive plan amendment to increase the allowed density on the site
from 40 to 48 units per acre -- Staff recommends denial of the comprehensive plan amendment
to increase density, based on the findings enumerated in the staff report.

•

Concerning the comprehensive plan amendment to change 2401 Kenzie Terrace land use
designation from commercial to high density residential -- Staff recommends approval of the
comprehensive plan amendment, based on the findings enumerated in the staff report.

•

Staff recommends tabling of the preliminary PUD plan and preliminary plat until such a time
that the comprehensive plan amendments are acted upon and revised plans are submitted that
are consistent with the comprehensive plan, as may be amended.
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SUGGESTED MOTION
The following actions are options for the Planning Commission to consider:
1) Motion to recommend denial of the comprehensive plan amendment to increase density for
the subject property from 40 to 48 units per acre, based on the findings listed in the staff
report; motion to recommend approval of the comprehensive plan amendment to change the
land use on 2401 Lowry from commercial to high density residential, based on the findings
listed in the staff report; and motion to table action on the preliminary PUD development plan
and preliminary plat until resolution of the comprehensive plan amendment request
(RECOMMENDED MOTION);
2) Motion to table action on the comprehensive plan amendments, preliminary PUD development
plan, and preliminary plat, based on the submittal of additional information, as enumerated in
the staff report;
3) Motion to recommend denial of the comprehensive plan amendments, preliminary PUD
development plan, and preliminary plat, and direct staff to prepare a draft resolution declaring
terms of the same.
ATTACHMENTS
1) Site Location Map
2) Village LLC Building Exhibits, with parking information
3) Village LLC statement of support of PUD
4) Village LLC statement of support of comprehensive plan amendments
5) Village LLC Civil Plans
6) Public Comments
7) Traffic Study Addendum
8) Detailed staff review comments
9) Building Height Exhibit
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The Village LLC Site Location Map

19

1 in = 200 ft

±
test

August 21, 2017

Map Powered by DataLink
from WSB & Associates
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Townhomes
Building Summary & Parking Count
Total 823 units
Building A - 55'
130 units (125,000 Housing + 47,000 Parking)
130 Enclosed Parking Stalls
Building B - 55'
171 units (161,000 Housing + 80,000 Parking),
222 Enclosed Parking Stalls

A

Building C - 66'
170 units (161,000 Housing + 80,000 Parking),
222 Enclosed Parking Stalls

C

Building D - 66'
220 unit (207,000 Housing + 103,000 Parking),
285 Enclosed Parking Stalls
Building E - 66'
100 units (94,000 Housing + 42,000 Parking)
137 Total = 65 Enclosed Parking Stalls & 72 Surface Stalls

B
D

Building Intensities

Townhomes – 24'
32 units (2000 unit average with parking) 64,000 SF – 3 Story
64 Enclosed Parking Stalls
Site Parking
62 At Grade Stalls, additional 20 possible as proof of parking.

Total 823 units:
-Building A – 130 units (125,000 Housing + 47,000 Parking) – 55’
*Building heights listed are from first floor FFE (Finished Floor
-Building B – 171 units (161,000
Housing
80,000
Parking)
– 55’ roof plane.
Elevation)
listed+on
sheet C-3.01
to primary
-Building C – 170 units (161,000 Housing + 80,000 Parking) – 66’
-Building D – 220 unit (207,000 Housing + 106,000 Parking) – 66’
-Building E – 100 units (83,000 Housing + 42,000 Parking) – 66’
-Townhomes – 32 units (2000 unit average with parking) 64,000 SF – 24’

E

*Building heights listed are from first floor FFE listed on sheet C-3.01 to primary
roof plane.

The Village LLC Development
St. Anthony, MN
2017-07-17

Site Plan
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Stage 1
Stage 2
Stage 3
Stage 4
Stage 5
TBD

The Village LLC Development
St. Anthony, MN
2017-07-17

Staging Plan
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(Drawing done by ESG)

The Village LLC Development
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Parcel 2:
That part of the following described property:
The Easterly 100 feet of that part of the South half of the Northwest Quarter, Section 7, Township 29, Range
23, beginning at a point in the South line of said Tract 100 feet East of the Southwest corner thereof, thence
North 1079.8 feet, thence East parallel to the South line of said quarter section 1041.74 feet; thence South
to center of State Highway No. 63; thence Southwesterly along said center line of State Highway 63 and St.
Anthony and Taylor Falls Road to intersection of center line of said road with the South line of said quarter
section; thence West along said latter line to the point of beginning,

1

lying Westerly of the following described line and its Southerly extension,
Beginning at a point on the North line of the above described Tract, distant 5.50 feet easterly of the
Northwest corner thereof, assumed bearing of said North line is North 89 degrees 24 minutes 53 seconds
East; thence South 01 degree 00 minutes 45 seconds East a distance of 486.65 feet, more or less, to the
South line of the above described tract and there terminating.

88369 S.F.
2.03 AC.

2

1574 S.F.
0.04 AC.

Except that part taken for highway purposes by the County of Hennepin as evidenced by Final Certificate,
filed May 16, 1985, as Document No. 1652500.

THREE

5

1576 S.F.
0.04 AC.

That part of the South 1/2 of the Northwest Quarter of Section 7, Township 29, Range 23, beginning at a
point in the South line of said Tract 100 feet East of the Southwest corner thereof; thence North 1079.8 feet;
thence East parallel to the South line of said quarter section 1041.74 feet; thence South to center of State
Highway No. 63; thence southwesterly along said center line of State Highway No. 63 and St. Anthony and
Taylor Falls Road to intersection of center line of said road with the South line of said quarter section;
thence West along said latter line to the point of beginning, except that part thereof embraced in the South
365 feet of the West 395 feet of the Southwest Quarter of the Northwest Quarter of said Section 7 and
except the easterly 100 feet thereof.

144,473 S.F.
3.32 AC.

A

432.18'
S 01° 05' 43" E

232.76

BOULEVARD

CITY OF MINNEAPOLIS
VILLAGE OF ST. ANTHONY

1584 S.F.
0.04 AC.

Parcel 1:

PROPOSED ROADWAY & UTILTY EASEMENT
(PRIVATE)

PARCEL 1

Parcel 3:
That part of the Northwest Quarter of Section 7, Township 29, Range 23, described as commencing at a
point on the South line of said Northwest Quarter distant 100 feet Easterly from the Southwest corner of said
Northwest Quarter; thence Northerly parallel with the West line of said Northwest Quarter to the South line
of MURRAY HEIGHTS ADDITION TO MINNEAPOLIS, being the actual point of beginning; thence Southerly
along said parallel line to a point distant 1079.8 feet Northerly from said South line of the Northwest Quarter;
thence on an assumed bearing of North 89 degrees 24 minutes 53 seconds East, parallel with the South line
of said Northwest Quarter a distance of 947.24 feet; thence North 01 degree 00 minutes 45 seconds East to
said South line of MURRAY HEIGHTS ADDITION TO MINNEAPOLIS; thence Westerly along the last
described line to the point of beginning.
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That part of the South 365 feet of the West 395 feet of the Northwest Quarter of Section 7, Township 29,
Range 23 lying Northerly of the centerline of State Highway No. 63 and St. Anthony and Taylors Falls Road,
except the West 100 feet taken for Stinson Bouldevard.
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EXSTING IMPROVEMENTS AND UNDERLYING PROPERTY INFORMATION ARE

THE VILLAGE LLC

SHOWN LIGHTLY IN THE BACKGROUND.

1907 WAYZATA BLVD. E. #250
WAYZATA, MN 55391

DRAINAGE AND UTILITY EASEMENTS BEING FIVE FEET IN WIDTH AND
ADJOINING LOT LINES, UNLESS AS OTHERWISE SHOWN.

ALTA/ACSM LAND TITLE SURVEY PERFORMED BY PREMIER LAND SURVEYING, LLC,
JUNE 14, 2017

DATED JUNE 6, 2016
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701 Xenia Avenue South | Suite 300 | Minneapolis, MN 55416 | (763) 541-4800

Memorandum
To:

Honorable Mayor and City Council
Mark Casey, City Manager
City of Saint Anthony Village

From:

Charles Rickart, PE, PTOE, Traffic Engineer
WSB & Associates Inc

Copy To: Breanne Rothstein, Planner & Todd Hubmer, City Engineer
WSB & Associates, Inc.
Date:

August 15, 2017

Re:

The Village LLC Traffic Study
Supplemental Traffic Review
WSB Project No. 2170-300

A Traffic Study was prepared for redevelopment of the existing 15-acre, 200 unit manufactured
home/RV park community located in the northeast quadrant of the intersection of Kenzie Terrace
(CR 153) and Stinson Parkway in the City of St Anthony. The purpose of the study was to
determine the potential transportation impacts from the redevelopment of the site. The study was
prepared to be included as part of the Environmental Assessment Worksheet (EAW) process.
The proposed Village LLC development is anticipated to consist of a combination of multifamily residential units (townhomes and apartments). The project is proposed to include five, 3
to 5 story multi-unit buildings with a mix of apartments, senior living, and continuing care uses
consisting of approximately 800 units. In addition, the project will include approximately 37, 2to 3-story townhome units.
As part of the review process questions were raised with respect to the traffic conditions and
impacts to Stinson Parkway south of Lowry Avenue/Kenzie Terrace (CR 153) and on Lowry
Avenue west of Stinson Parkway. The propose of this supplemental traffic review is to address
the following questions:
1. How many vehicles are there today on: Stinson Parkway south of Lowry
Avenue/Kenzie Terrace and Lowry Avenue west of Stinson Parkway (ADT and peak
hour)?
AM and PM peak hour turning movement and daily counts were conducted during the week
of October 10th, 2016 for the intersections and roadways surrounding the site including the
intersection of Stinson Parkway at Lowry Avenue / Kenzie Terrace (CR 153). The traffic
volumes were shown on Figure 4 and Figure 5 from the study.
Building a legacy – your legacy.
Equal Opportunity Employer | wsbeng.com
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Table 1 below shows the existing traffic volumes, based on the counts completed in October
of 2016.
Table 1 – Traffic Volume Summary
Location
Stinson Pkwy South of Lowry
Ave /Kenzie Tr
Lowry Ave West of Stinson
Pkwy

Existing 2016
AM
PM
ADT
Peak Peak

2030 No-Build
AM
PM
ADT
Peak
Peak

2030 Build
AM
PM
ADT
Peak
Peak

8,000

698

1,053

8,200

716

1,078

10,250

886

1,293

11,500

7,000

793

1,117

7,150

812

1,142

7,500

833

1,168

8,100

2040
ADT

2. How many vehicles would there be at full build (2030) of the site on: Stinson Parkway
south of Lowry Avenue/Kenzie Terrace and Lowry Avenue west of Stinson Parkway
(ADT and peak hour)?
The 2030 no-build condition was determined by projecting the existing traffic volumes with
a background growth factor of 0.15% per year based on the Metropolitan Travel Demand
model projections.
The 2030 full build traffic volumes were then determined by adding the proposed site traffic
to the 2030 no-build volumes. The estimated trip generation from the proposed
redevelopment project was based on rates for other similar land uses as documented in the
Institute of Transportation Engineers Trip Generation Manual, 9th Edition. Table 1 above
shows the 2030 no-build and 2030 build traffic volumes.
3. How many vehicles would there be by 2040 on: Stinson Parkway south of Lowry
Avenue/Kenzie Terrace and Lowry Avenue west of Stinson Parkway (ADT and peak
hour)?
The original Traffic Study did not evaluate the year 2040 conditions. However, the City’s
Comprehensive plan update currently being prepared did provide projections to 2040. The
plan has not been approved by the City or Met Council so they are still considered draft
projections. Peak hour volumes have not been determined or analyzed. Table 1 shows the
2040 ADT traffic volumes from the draft modeling which has been completed.
4. Can the current roadway designs handle the additional traffic? Will it worsen
congestion during peak hour?
With any increase in traffic volume congestion would worsen, however an analysis needs to
be completed to determine what impact it would have on the area intersections and roadway
segments.

S:\1Planning Commission\2017\08282017\Village LLC Traffic Study Supplemental Information 081517.docx

203
The Village LLC Traffic Study – Supplemental Traffic Review
August 15, 2017
Page 3

Roadway congestion is based on the capacity of the roadway. The City’s current
Comprehensive Plan update, Transportation Section, includes a table (Table 1) that indicates
planning level thresholds for roadway segments. Based on this table a two-lane undivided has
a threshold of 10,000 to 12,000 vehicles per day.
Based on projections shown in Table 1 above, both Stinson Parkway south of Lowry
Avenue/Kenzie Terrace and Lowry Avenue west of Stinson Parkway, have adequate capacity
with the existing roadway sections through 2040.
In addition, based on the analysis in the original Traffic Study mitigation improvements were
recommended for 2018 with the proposed development and by 2030 as the area continues to
develop. Specifically, at the Stinson Parkway and Lowry Avenue/Kenzie Terrace intersection
these recommendations include:
2018 with Lowry Grove Development:
•

Lengthen the westbound left turn from Kenzie Terrace (CR 153) to southbound NE
Stinson Parkway by shortening or removing the existing left turn lane from Kenzie
Terrace to the Bremer Bank Building.

•

Lengthen the northbound left turn from NE Stinson Parkway to westbound NE Lowry
Ave from 150 feet to 300 feet.

2030 with Future Area Development:
•

Consider a roundabout or other traffic control improvements at the intersection of
Kenzie Terrace (CR 153)/NE Lowry Ave at NE Stinson Parkway.

5. Should the CR 88 at Stinson Parkway also be analyzed?
During the development of the original Traffic Study it was determined based on direction
from Hennepin County that the intersection of CR 88 and Stinson Parkway would not need to
be included in the analysis. The primary reason was that this location is the intersection of
two county roads and has been identified with operational issues with existing conditions.
The increase in traffic from the proposed redevelopment will add traffic to this intersection
however, the magnitude of increase compared to the existing traffic will not significantly
change the overall operation of the intersection.
If you have any further questions need any additional information, please contact me at (612)
360-1283 or crickart@wsbeng.com.
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477 Temperance Street | St. Paul, MN 55101 | (651) 286-8450

August 16, 2017

Ms. Traci Tomas
Continental Property Group
Re:

The Village LLC Development
St. Anthony Village, MN
Development Plan Review
WSB Project No. 02170-300

Dear Ms. Tomas:
We have reviewed the development plan submittal received on July 25, 2017, for the above referenced
project. Plans have been prepared by Wenck Associates., dated July 17, 2017. The plan includes the
storm water management plan, site plan, grading plan, sanitary sewer, water, and storm utility plans.
We have the following comments and recommendations for this development plan review.

General
1. Prior to the start of any construction, permits will need to be obtained and submitted to the city
from the following agencies:
a. MPCA Construction General Permit
b. MPCA Sanitary Sewer Extension Permit
c. MnDOH Watermain Extension Permit
2. An operations and maintenance component will be required to ensure that the stormwater
treatment facilities will be maintained long term. The declarations must at a minimum include the
following:
a. Annual inspection and reporting to the city
b. Maintenance of all erosion control measures including, but not limited to: rip rap, storm
sewer outlets, catch basin inlets, etc. (annual documentation required)
c. Verification of system drawdowns with 48 hours (annual documentation required)
d. Removal of sediment, trash and debris (annual documentation required)

Existing Conditions, Erosion, and Sediment Control
1. Submit erosion control plans.
2. Identify and label construction limits.
3. Identify and label benchmark elevations.
4. Submit boring report and logs.

Grading Plan
1. Label top and bottom elevations of the proposed retaining walls.

Building a legacy – your legacy.
Equal Opportunity Employer | wsbeng.com
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2. Structural calculations for the proposed retaining walls greater than 4.0’ in height need to be
submitted for review prior to construction of the walls. The submittal will need to include:
a. Certification of a qualified MN licensed professional
b. Soil boring logs and geotechnical recommendation for support
c. Identify the type of material for the wall and design details
d. Provide details of the wall construction
e. Provide a safety railing or fence above the wall
3. The legend shows a floodplain boundary and a shoreland tier boundary. If those exist on the site,
identify their locations.
4. Buildings A and D appear to have adjacent sidewalk elevations higher than their FFE. Document
this need.
5. The slope south of Building B may require a retaining wall.
6. The northeast corner of Building A may require a retaining wall.
7. Label all steep slopes with minimums or maximums (i.e., 3:1 max).
8. Clarify the 919 contour between Pond 13P and Road B.

Storm Water Management
1. Label emergency overflow locations and elevations for all BMPs (aboveground and underground
systems). Add flow arrows as necessary.
2. According to the Mississippi Watershed Management Organization, any new or redevelopment
requires 2’ of freeboard over the 100-year HWL or 1’ over the EOF and lowest building floor
elevation. Basin 9P, Basin 10P, Pond 12P, and Pond 13P do not have a 2’ separation from the
100-year HWL.
3. The underground detention area near Stinson Parkway are not modeled. A design in HydroCAD
with labeled EOF and HWL is required to ensure it will not flood downstream structures.
4. Avoid short circuiting with Basin 10P if possible, or provide explanation as to why the inlet/outlet
configuration is necessary.
5. Provide detail on outlet control structures and pond sections.
6. Match HydroCAD values to plan set in final submittal.
7. Provide pretreatment structures and details for all permanent BMPs.
8. Submit drainage area map with the HydroCAD report for existing and proposed conditions.
9. Are drainage easements being added along Kenzie Terrace on the south side of Building D?
10. Provide storm sewer calculations in final submittal including cover, slopes, capacity, sizing, etc.
11. Add rip rap or other stabilization at pond inlets.
12. Pond 12P does not contain the HWL.
13. Will trench drains be located at each parking garage entrance?
S:\1Planning Commission\2017\08282017\MEMO - Development plan review - City Engineer.docx
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14. Incorporate 40% voids for all biofiltration basin models.
15. Label pond side slopes.
16. Label NWL and HWL for all structural BMPs.
17. Provide casting and structure size information.

Sanitary Sewer and Watermain
1. Label lighting fixture locations on final plan set.
2. Connection to the existing sanitary manhole to be core drilled and filled with a watertight boot.
3. MH-1 should include an outside drop.
4. The sanitary minimum velocity is 2 fps.
5. Where are the sanitary and water service connections to the building? The locations and
elevations will be critical to ensure service can be met to the lower units and underground parking
facilities.
6. Label the valves or cleanouts on final plan set.
7. Ensure separation distances between all utilities.
8. Hydrants shall be located to provide coverage of the building pad within a radius of 250 feet.
9. Ensure all hydrants are equipped with the proper nozzle treads per the City Standard
Specifications.
10. Provide 4” thickness of insulation at watermain and storm sewer crossings where storm sewer
and drainage structures provide less than 3.5 feet of cover over the watermain.
11. Verify an 8” watermain as proposed will provide adequate fire flow and pressure to serve the
number of units and building elevations being proposed.
12. Watermain material – the plans call out PVC, city standard specification is ductile iron pipe with
poly wrap.
13. Water and sanitary sewer connections to buildings must conform to the plumbing code as
interpreted by the local building officials.
14. The applicant shall include a drain tile system behind the curbs to convey sump pump discharge
from the units as detailed in the City Standard Specifications.
Please contact me if you have any questions or need any additional information from engineering staff.
Sincerely,
WSB & Associates, Inc.
Todd Hubmer
City Engineer
S:\1Planning Commission\2017\08282017\MEMO - Development plan review - City Engineer.docx
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Fire Department Review of Land Usage
Lowry Grove Redevelopment

Review of plans were performed by:
Fire Chief – Mark Sitarz
Fire Marshal – Chris Fuller
In reviewing the plans we have put together a listing of our comments and concerns below.
The City of St. Anthony is currently under the 2015 Minnesota State Fire Code (MSFC), based on the
2012 International Fire Code. All plans will be reviewed according to this and any reference to standards
in that code.
•

•
•
•
•
•
•

•
•
•

•

Access Roads: Appendix D of the MSFC has been adopted by the City of St. Anthony and
provides rules for access roads and turn arounds. Additional requirements are in Chapter 5.
Specifically detailed is roads shall be maintained to within 600 ft. in sprinkled R occupancies. It
was difficult to determine if this is being met by the site drawing.
A hammerhead style turn around will be needed in NE corner of development. One of our
concerns relates to winter parking and snow accumulation in that area.
There are various sides of the structures that will require additional access roads with a 20 foot
width and engineered to provide access for fire apparatus
It was unclear if there will be access to the courtyard areas.
There were various areas of concern on whether road width appears to be in compliance.
Hydrant spacing was difficult to determine from drawing.
As a reminder that hydrant placement is tied to where the FDC (fire department connections)
are placed as well as building standpipes. As of now, we do not know where the FDC locations
on the structures will be and those locations will need to be determined and approved by the
Fire Marshal.
There were no hydrants noted on Stinson Boulevard. Those need to be added to the plan.
All buildings, as currently proposed, will be sprinkled.
Building entrances are not indicated on the drawing. Proposed building entrances are important
for planning access issues, fire department connection locations, and fire lane restrictions.
Garage entrance locations also need to be considered.
Considerations for the actual buildings cannot be addressed until detailed plans are submitted
for the actual buildings. A plan review process will occur for all proposed buildings and will
reference the codes in force when the plans are submitted.
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•

With the underground parking, radio communications may not be possible for Fire\Police and
EMS. Installation of a wired communications system may be required or a “booster” of some
type.

We have been asked by residents as to the effect that an 833 unit development will put on our Fire\EMS
services. Adding density will impact requests for service however to what degree we cannot be certain.
We have noted that in past developments market rate housing does increase the demand however not
to the extent that senior housing and assisted living do when it comes to EMS calls.
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Public Safety Review
Project Address:

2401 and 2501 Lowry Avenue

Department:

Police Department

Review Completed By:

Name: Police Chief Jon Mangseth

Police Department Review of Proposed Development:
The Village Site project, 2401 and 2501 Lowry Avenue, is forecast to be an 833 unit site comprised of a
distinct affordable housing component, as well as a component that integrates market-rate, senior
focused and for sale townhome elements.
Concern was raised with regard to access to the development off of Stinson Boulevard and Kenzie
Terrace, as well as egress from the development onto these streets. An exit/entry point off of Lowry
Avenue would be very close to the intersection of Lowry Avenue and Stinson Boulevard. Vehicles
leaving the development onto WB Lowry Avenue would have low risk for accident. Those leaving onto
EB Lowry Avenue and Kenzie Terrace would present additional risk for vehicle, bicycle and pedestrian
traffic. Vehicle exit/entry off of Stinson Boulevard would present minimal risk for area vehicle, bicycle
and pedestrian traffic provided entry/egress is limited to NB traffic only. If a crossover to SB Stinson
Boulevard is constructed, the risk potential would increase. It remains to be seen what influence the
Minneapolis Park Board will have in regards to traffic management on Stinson Boulevard.
The layout of outdoor parking at this development should be consistent with other area developments.
It is recommended that the development allow for easy access for police patrol cars, fire apparatus and
local ambulance services. Provisions for emergency vehicle access should allow for easy access/egress
to the property. There should be continuity with regard to pedestrian and vehicle circulation within the
site, which will aid in police, fire and EMS response. Building entrances should be in close proximity to
pedestrian walk ways and vehicle parking areas.
On street neighborhood parking on Stinson Boulevard and surrounding side streets, in St. Anthony and
Minneapolis, may be impacted by a development of this size. Care should be given to future roadway
design of Stinson Boulevard and Lowry Avenue/Kenzie Terrace. On street parking on Lowry Avenue
should be avoided due to roadway design in that area. Due care should be taken in regard to a
development of this size and existing residents as it pertains to quality of neighborhood life concerns
related to traffic, parking, noise and littering complaints.
The demands an 833 unit site puts on the police department can be projected in two ways. First, a
performance based approach to staffing that takes into account projected call load. Second, and more
common, is the average ratio of full time officers per 1,000 residents. The first, being more accurate,
would be appropriate to consider. Seeing how this development will be phased in over multiple years, it
will be important to do yearly monitoring of calls for service to this site when making staffing decisions.

212

THIS PAGE LEFT INTENTIONALLY BLANK

GF

GF
ASH

ELM

OVE

921'

ER
JUNIP

PINE

LOWRY G
R

GF

GUM

944' 928'
951' 931'

925'

921'

ELM

GF

925'

921'

HEMLOCK

IRONWOOD

991' 925'

978'

987'

977'

925'

925'

977'
IE
NZ

R
TE

908'

KE

948'
908'

908'

912'

951'

PINE

951'

908'

938'
925'
938'

931'
941'

951'

908'

902'

908'

Existing Buildings

LOWRY AVE N E

GF

941'

918'

912'

LOCUST

OAK

918'

925'

958'

GF

954' 935'
954' 935'
958' 935'
958' 935'

GF

CEDAR

GF

980'

976'

954' 935'

943'

GF

928'
953'

WILSON ST N E

928'

GF

STINSON PKWY N E

951' 928'
938' 928'
951' 928'
951' 928'
951' 928'
941' 925'
944' 925'

921'
921'
925'
925'
921'
918'
928'
918'
941'
941'
935'
935'
935'
941'
938'
938'
935'
938'
941'
938'
941'
935'
941'
941'
921'
925'
935'
921'
921'
918'
928'
918'
928'
921'

Proposed Buildings
Lidar Project Location

XXX'- Base Elevation
XXX'- Building Elevation
XXX'- Proposed Building Elevation

Elevations

St. Anthony, MN

¯

0
1 inch = 225 feet

225
Feet

Document Path: K:\02170-300\GIS\Maps\LidarBuildings.mxd Date Saved: 8/14/2017 9:45:58 AM

213

27TH AVE N E

Southern Gateway
Redevelopment
Project
PLANNING COMMISSION PUBLIC HEARING
AUGUST 28, 2017

Purpose of Tonight’s Meeting


First formal step in the city land use approval process



Planning Commission will:


Receive the staff report



Receive a presentation from the applicant



Hold a public hearing regarding the proposal



Receive input from the public



Review all the information submitted in the application and all
information presented tonight



Formulate a recommendation for the City Council to consider in making
a final decision (no final decisions are made at Planning Commission)

Applications Submitted


Developer Request for:


Comprehensive Plan Amendment to increase the maximum density
allowed in the High Density Residential land use district from 40 to 48
units per acre;



Comprehensive Plan Amendment to change the land use designation
on 2401 Lowry Avenue from Commercial to High Density Residential;



Request for Preliminary Planned Unit Development (PUD) Development
Plan/Re-zoning to Planned Unit Development;



Request for Preliminary Plat to subdivide the property.

Site Overview


17.2 acres in size (15.2 and 2 acres)



Approx. 30% land cover is trees



No known wetlands



Significant elevation variations



Low point in neighborhood



Access to infrastructure

Site Overview (cont)


Historical Land Uses


Agricultural



Manufactured Home Community



Dry Cleaners



Commercial

Site Overview (cont)


Current Zoning:






Single Family Residential

Current Land Use Guidance:


2501 Lowry Avenue – High Density Residential



2401 Lowry Avenue – Commercial

Existing Land Uses:


Property – Bremer Bank, Vacant (previously Lowry Grove Manufactured Home Park)



To the North – Single-Family Homes



To the West – Single- Family Homes, small scale commercial



To the South – High Density Housing (Autumn Woods, Legacy)



To the East – High Density Housing (Kenzington Terrace), commercial (St. Anthony Shopping
center)

Project Overview


SITE PLAN HERE

Project Overview (cont)


Site Element

Housing Type

Total Units

Building A

Senior housing

130

Building B

Market-rate

171

Building C

Senior housing

170

Building D

Market-rate

220

Building E

Affordable

110

Townhomes

For sale attached housing

32

UNIT BREAKDOWN HERE

Total Units Proposed: 833 housing units
Overall Site Density: 47.7 units per acre

Project Overview (cont)

Building A

Building B

Building C

Project Overview (cont)

Building D

Building E

Townhomes

Project Overview (cont)
Site Element

Housing Type

Height

Building A

Senior housing

55’ (5 stories)

Building B

Market-rate

55’ (5 stories)

Building C

Senior housing

Building D
Building E

Townhomes



Height of surrounding buildings:


Kenzington condos – 5 stories
plus at grade garage (52 ft)

66’ (6 stories)



The Legacy – 4 stories

Market-rate

66’ (6 stories)



Affordable

66’ (6 stories)

Walker Senior housing – 3 stories
(40 ft)

For sale attached
housing



Autumn Woods – 3 stories (43 ft)

1-2 story



1-2 story single-family homes to
north and west (20 to 25 feet)

Total Units Proposed: 833 housing units
Overall Site Density: 48 units per acre

Project Overview (cont)
Site Element

Enclosed Parking Stalls

Surface Parking Stalls

Parking Area (SF)

Building A

130 (underground)

--

47,000

1

Building B

222 (underground)

--

80,000

1.3

Building C

222 (underground)

--

80,000

1.3

Building D

285 (underground)

--

103,000

1.3

Building E

65 (underground)

72 (parking lot)

42,000

1.4

Townhomes

64 (garage)

64,000

2

Guest Parking

--

62 (on-street)

Not given

--

TOTAL

958 stalls

134 stalls

Staff Review


Comprehensive Plan



City Zoning Code



Environmental Assessment Worksheet (including traffic study and
addendum)

Stalls per unit

1.3 stalls/unit

Staff Review


Additional Information Requested Regarding:


Landscaping



Streetscape



Building Elevations (with grades)



Bio-retention area



Retaining walls/grade changes



Parking location details

Staff Review






Land Use Guidance


High Density Residential limits to 40 units per acre



High Density Residential is appropriate in this area



Mix of market rate/affordable and senior/general occupancy is acceptable

Building Height/Massing


Higher than surrounding land uses



Reduced setbacks, match to sidewalk system



Appropriate architecture

Parking/Traffic


Consistent with development trends in and around St. Anthony (detail requested)



Detailed recommendations for infrastructure improvements to city system in EAW

Staff Review (cont)




Public space


Combined stormwater/passive recreation/program space



Trail connections/site connectivity need to be improved (for peds and
fire access)

Public Infrastructure


Bio-retention design



Several retaining walls



Utility connections (minor comments)



Private Roads (with public easements)



Alley design acceptable

Staff Recommendation:
Comprehensive Plan #1


Staff recommends denial of the Comprehensive Plan Amendment
to increase the maximum allowed density in the High Density
Residential Land Use District to 48 units per acre

Staff Recommendation:
Comprehensive Plan #2


Staff Recommends Approval of the Comprehensive Plan
Amendment to change the land use designation at 2401 Lowry
Avenue (Bremer Site) from Commercial to High Density Residential

Staff Recommendation:
Zoning Amendment to Planned Unit
Development/Preliminary PUD Development
Plan


Staff recommends tabling action on the Zoning Amendment and
Preliminary PUD Development Plan and directs applicant to comply
with the comprehensive plan

Staff Recommendation:
Preliminary Plat


Staff recommends tabling action on the Preliminary Plat until such a
time the applicant submits plans that conform to the
comprehensive plan.

Questions?

Next Steps


Move forward negative recommendation for Comprehensive Plan Amendment
regarding density to City Council on September 26th



Move forward recommendation for approval for Comprehensive Plan
Amendment regarding land use of 2401 Lowry Ave (Bremer site) to City Council
on September 26th



Planning Commission will re-consider at a later public hearing for a revised
Preliminary PUD Development Plan and Preliminary Plat.



Once Planning Commission re-considers a revised application, their
recommendation will move forward to City Council for a final decision.



Many other scenarios are possible.



Statutory Review Deadline (unless an extension is granted) = November 15th

Stay Involved and Informed


www.savmn.com
 Register
 View

for Email Push Notifications

all plans and updates at the website

 Follow

city newsletter, local newspaper public hearing
notices

 If

within the project area, watch for mailed notice

 Call

or email City Planner (Breanne) anytime:

 planner@savmn.com
 (763)

231-4863

