
Notes from Minneapolis Downtown Council’s 2025 Plan

East Town Development Group Meeting
Tuesday, August 16, 2016, 9:00-10:30 a.m.

ESG Architects, 500 Washington Avenue South, Suite 1080
I. Welcome and Update

Dan Collison, MDC Director of East Town Partnership, welcomed the audience to the August 2016 East Town Development Group meeting and reviewed the agenda:  (1)  Portland Avenue Public Realm Vision Study; and (2) House of Charity’s capital campaign for its expansion project.

Then he advised district branding of East Town, which is comprised of the Downtown East and Elliot Park neighborhoods, is gaining traction and is leveraged by the grand opening of the U.S. Bank Stadium on Friday, July 22nd, as well as other activities:


· The June 29th “The Birth of East Town” article by Drew Wood in the Mpls St. Paul Magazine (http://mspmag.com/Out-And-About/Articles/Features/The-Birth-of-a-Neighborhood/);  
· Numerous July 2016 articles under search results for East Town in The Journal (http://www.journalmpls.com/?s=east+town); and 

· A 700-word wrap article with map of recently completed, under construction, and future East Town developments that will be featured in the September issue of the Twin Cities Business Magazine (http://tcbmag.com/).


As a chaser to today’s meeting, with the assistance of David Fields, the ETDG has created an East Town development prospectus for professionals in the real estate development industry; it will be forwarded to the group.  

II. Next East Town Development Group Meetings

· Tuesday, September 20th at PadillaCRT’s Falls Conference Room.  Updates on two cutting edge projects with a combined development investment of approximately $300 million to be constructed on Washington Avenue South:


· Sherman Associates’ East End mixed-use development (http://www.bizjournals.com/twincities/blog/
real_estate/2016/08/apartments-with-trader-joes-to-break-ground-in.html)) that will be breaking ground later this month; and


· Timeshare Systems, Inc.’s Iron Clad mixed-use development (http://ironcladmn.com/#welcome). 


· October-December at Locations TBD.  Topics coming to the forefront include mixed-income housing as a proposition; human-centered design (e.g., Upstream Health Innovations at Hennepin County Medical Center); and Park Avenue as an arterial companion to Portland Avenue.


III. Introductions

Carina Aleckson, Catholic Charities Opportunity Center
Bruce Bahneman, Avison Young
Marc Berg, J. Selmer Law
Gretchen Camp, Elness Swenson Graham (ESG) Architects
John Campobasso, Kraus-Anderson Construction
Burt Coffin, ESG Architects
Michael Dwyer, NRG Energy
David Fields, consultant to Minneapolis CPED
Chris Fleck, North Central University
David Graham, ESG Architects
Daniel Gumnit, People Serving People
Jeff Hemer, Boarman Kroos Vogel Group (BKV) Group
Mark Houge, Cushman & Wakefield/NorthMarq
Debbie Komro, The Excelsior Group, Edition Residences 
Nancy Martel, Kraus-Anderson Construction
Brian Maupin, Allied Parking
Andy McDermott, ESG Architects
Patrick Melody, SK Capital Group, LLC
Robin Mooney, BKV Group
Christopher Palkowitsch, BKV Group
Lynn Regnier, Elliot Park Neighborhood, Inc.
Heidi Ritchie, senior policy aide to Ward 3 Councilmember Jacob Frey 
Patrick Sadler, policy aide to Ward 7 Council Member Lisa Goodman 
Ben Shardlow, Minneapolis Downtown Council/Downtown Improvement District 
Carletta Sweet, Downtown Minneapolis Neighborhood Association
Brent Webb, Sherman Associates
Dale White, ProBid, LLC
Tom Whitlock, Damon Farber Landscape Architects
Bert Winkel, House of Charity

IV. Portland Avenue Public Realm Vision Study

A. Background.  Using a slide presentation, ESG Founding Principal David Graham advised this is a work in progress that is dovetailing the City’s East Downtown Public Realm Augmentation Study (http://www.minneapolismn.gov/
www/groups/public/@clerk/documents/webcontent/wcms1p-139754.pdf) which is gaining traction.  Where we are now in the Mill District was a windswept parking lot 10 to 12 years ago.  Today, it’s amazing how the vibrant redevelopment is happening in Minneapolis and everything seems to be pushing south along Portland Avenue.

Displaying a site content map, Graham noted that ESG is working on the Kraus-Anderson site, the southern anchor of the corridor leading to the central riverfront.  As you move northeast toward the Commons and Wells Fargo you notice the streetscape from the PRAS implemented with a bike path and bump outs.  Moving back southwest to the K-A site, there are plenty of future development sites along Portland Avenue to create the fabric and density that will shape the corridor.  The public realm of the street is as important as the buildings and an interesting dialogue.

ESG’s experiment du jour is working with K-A to build at its site features within the public realm as specified in the PRAS.  Given the existing urban infrastructure of a bike lane and metered parking on Portland Avenue, ESG’s concept is to have a landscaped boulevard alternating with decorative pavers for a layer of trees and greenery, followed by the sidewalk itself, and then an additional setback to the buildings with front porches and town homes facing the street to create a more vibrant and friendly public realm.  The City feels this follows the overall vision of PRAS.

Having studied cities from around the world for inspiration, Graham explained the following Portland Avenue Design Principles developed and accompanying sample images:

· Multiple entries, urban porches, townhomes and yards (e.g., Grant Park, Park Avenue Lofts)
· Continuous active, pedestrian-oriented uses along sidewalk for length of boulevard
· Continuous high-quality architectural street walls through infill development on empty site along boulevard
· Wider sidewalks where possible with higher-quality pedestrian friendly pavement (maybe pocket parks in future development sites)
· Continuous patterns of high-quality street trees and plantings along sidewalk and in medians
· Continuous quality system of street lighting
· Quality wayfinding and neighborhood signage
· Public street art integrated into streetscape
· Streetscape pedestrian amenities
· Bike lanes integrated into streetscape (currently there are 3-4 systems along this corridor dominated by fast moving traffic).

B. Kraus-Anderson Block Case Study Catalyst Project.  Continuing on with the same slide presentation, ESG Partner Burt Coffin described K-A’s re-envisioned plans for this city block bounded by South 8th and 9th Streets and Portland and 5th Avenues (http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/
wcmsp-183088.pdf). 

In thinking through the master plan and considering Portland Avenue as a residential corridor, ESG went through a lot of design options for this project.  Currently, the site plan calls for:

· A 5-story, 95,000 square foot corporate headquarters on South 8th Street at 5th Avenue;

· A 17-story, 306 unit apartment building with setback terraced roofs along Portland Avenue with porosity from the street to the interior multipurpose courtyard;

· An 8-story, 158 key hotel on South 9th Street at 5th Avenue linking via an outdoor atrium to
· A 3-story Finnegan’s microbrewery, Finnovation Lab collaborative office space and event center along 5th Avenue South.


The project will also include a service and drop off area accessed via 5th Avenue South and exited via South 9th Street, and entry to and exit from two levels of full block below grade parking via South 8th Street.

They are also trying to reinvigorate the landscaping at the edges of the block with a planted boulevard of 5 to 6 feet, followed by a 6 foot sidewalk and then an additional setback of 12 feet to the buildings.

Graham advised a workshop was held to conceptualize 8th Street as a transit corridor that will widen the sidewalk and incorporate new landscaping so the PRAS is percolating south.  They will be meeting with Allan Klugman from the City’s Department of Works in an hour to talk about potential bump outs as was done at the Edition which helps create a safe harbor for parking and still allow 3 lanes of traffic to flow through.
The PA corridor is a catalytic street, the zoning for which calls for 10 stories and city planners as well as CM Lisa Goodman promoted more high-quality density along it.  However, ESG wanted to be sensitive to the corridor as it moves into Elliot Park.  Therefore, the base of the building is rendered in brick and metal to recall in a non-cliché way the historic fabric of EP, whereas the upper part of the building relates more to the downtown skyline with a lot more glass and modern materials.  The vision is to have a lot of well designed, high-density buildings along this corridor moving from the riverfront down into EP.

Thereafter, Graham and Coffin responded to questions from the audience during which the rationale for the one entry/exit to the below grade parking was explained (i.e., to minimize curb cuts to enhance the pedestrian experience); costs for bump outs (i.e., minimally for the private sector); how the Planned Unit Development (http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_274010.pdf) works to gain points (e.g., in exchange for density enhancements over the zoning, if you have more than an acre the City has 2 pages of menu items from which to select) as a way to balance private interests and public benefits; and whether a pet relief area is included (one thus far).

Ben Shardlow, Director of Public Realm Initiatives at MDC/DID, clarified that the PRAS Phase 1 was for the 12 blocks surrounding the Commons since there was so much development happening here.  Subsequent dialogue with the City included expanding the boundary 12 blocks to the south which included the K-A project site.  Variables that impact implementation include, as Graham mentioned earlier, the proposed reconstruction of South 8th Street from Hennepin to Chicago Avenues into a multimodal transit corridor, and the fact that Portland and Park are Hennepin County Roads (35 and 33 respectively).  PRAS is implemented on a project-by-project basis and the K-A development is leading the charge.
In closing, Collins clarified that while conducting this study the decision was made not to make suggestions to landowners as to what should be done on their properties as was done in the Greater MSP’s Downtown East District Strategic Vision (https://www.greatermsp.org/clientuploads/Downtown%20East%20--%20The%20Next%20Generation.pdf), but rather to do a principle-based approach because the environment is very dynamic, people are sophisticated and understand what it takes to get things done.  Let the landowners work on creating the imaginative development, and then the ETDG can work on influencing a principle-based approach to the whole corridor.  As the City formulates policy, every private development is a great opportunity for this group to engage, benchmark, and develop resources (e.g., website of last year’s work and studies) for working groups such as this as well as professionals in the real estate development industry. 


V. House of Charity Capital Campaign for Park7 Expansion Project 

With the aid of their capital campaign slide presentation, HOC (http://www.houseofcharity.org/) Executive Director Bert Winkel explained their mission:  to feed those in need, house those experiencing homelessness, and empower individuals to achieve independence.   Founded by Brother DePaul (Thomas Kondrak) in 1952, HOC was first located on Nicollet Island next to what is now the Nicollet Island Inn and remained there until the 1970s when the building was sold to the Minneapolis Park and Recreation Board, after which it relocated to northeast Minneapolis and remained there until 1976 when it moved again to its current location at 510 South 8th Street. 

Winkel mentioned a current client, Jennifer, a Certified Nursing Assistant who came to HOC a couple years ago because an accident she had resulted in disability, job loss and homelessness.  Through HOC’s assistance, she is now exploring employment training to return to the field of healthcare.  What she often says is don’t be afraid or ashamed to ask for help.  That is what HOC struggles most with its clients, they don’t ask for help.  They are very proud but in many instances are ashamed of where they are and what’s happening.  This reluctance is what HOC has to overcome to provide its services.

Bert then made the case for why HOC is working on a capital campaign to fund an expansion of their facility.  First he described who they serve:

· Long-term homeless
· People with addictions
· People with mental illness
· Veterans
· Single adults, women, and men

And the services they provide:

· Housing:  356 clients in transitional and 114 clients in permanent supportive
· Free public meals:  130,827 served in the Food Centre at 714 Park Avenue South
· Day By Day outpatient program:  211 clients
· Free public showers:  used by 1,014 individuals at 510 South 8th Street
· Volunteers:  1,966 contributed 3,735 hours

Based upon the Amherst H. Wilder Foundation’s most recent survey, 1,618 people experience homelessness in Hennepin County on any given night; down from 3 years ago because of affordable and supportive housing.  Yet there is still an affordable housing crisis because the fair market rate for housing in Minneapolis is approximately $800 and if one is making minimum wage of $8 per hour, one would need to work 62 to 77 hours per week just to pay the rent.  

Many people experiencing homelessness in Minneapolis need supportive services to stabilize their lives. There is a high need for HOC’s addiction and mental health services.  The outpatient waiting list is currently 31 for men and 24 for women.  Supportive housing is cost-effective:


· One night in Hennepin County jail $308.76

· One visit to the emergency room $214-431

· One night in detox $196

· One night at HOC $45.16


Supportive housing also offers a positive rate of return to society by reducing reliance on publicly funded emergency services, i.e., for every $1 invested, $1.32 is returned to society.
Substance abuse treatment’s return on investment is also well documented, i.e., for every $1 spent on drug treatment services, $12 is returned to society.

More housing and services are needed to reverse this crisis and HOC has the opportunity to expand and needs partners to:

· Construct 55 units of permanent supportive housing serving people experiencing long-term homelessness, veterans, youth (years 18 to 24) who are aging out of foster care;

· Expand the addiction and mental illness treatment facility;

· Construct a new Food Centre with improved dining room and kitchen that is open to the public; and

· Upgrade to the current transitional housing at 510 South 8th Street.

Of the total $23 million needed to construct this development, $18 million will be sought from government sources (they are seeking tax credit funding through Low-Income Housing Tax Credits which can be a long, drawn out process), and $5 million will be sought from private sources.

Bert then described the site and floor plans as well as views from the south and northwest of the T-shaped project designed by MSR Architects.  HOC purchased the Finance and Commerce property at 615 South 7th Street which will be razed during Phase 1to construct the 5-story west end building.  The ground level will contain the new Food Centre with an entrance on South 7th Street, an adjoining kitchen, food storage area, and the counseling center with an entrance on the west facing Portland Avenue South.  The second level will be dedicated to Day By Day programs, and levels three and four will be the smoke- and pet-friendly studio units.  

During Phase 2, the existing Food Centre at 714 Park Avenue South will be razed to construct the 5-story east end building.  The ground level will have 18 covered employee parking stalls, a large bike storage and repair room (working with bike maintenance related organizations interested in sponsoring this), and the property management office.  Level two will be HOC’s administrative offices and staffed at 510 South 8th Street will relocate here.  Levels three to five will be smoke- and pet-friendly studio units with a community room and roof top terrace.  There will be a connecting corridor between the two buildings.  The project has easy access to public transportation. 

The addiction and mental illness treatment facility will double its current capacity to serve up to 100 clients.  There will be more private meeting space, two large and two small group rooms, and more office space for increased staff.  The new Food Centre will have three sides of floor to ceiling windows, an indoor vestibule, and an off-street loading dock.

Thereafter, Winkel responded to questions from the audience during which he explained what permanent supportive housing means, i.e.,  unless someone has egregious leasing violations or obtains employment that exceeds the income limitations, they may live there permanently with the use of supportive services/intensive case management to maintain the housing.  He also explained that because most of the funding comes through Low-Income Housing Tax Credits and construction costs continue to rise (3-5% from last year to now), until about 6 months ago this would have been a 65-unit building.

There are future development opportunities remaining on the block:  (1) Allied Parking’s surface parking lot located to the west of the project along Portland Avenue, however, according to Brian Maupin they currently have no plans for this site; (2) McCarty’s surface parking lot at the NWC of Park Avenue and South 8th Street, however, lengthy discussions with him did not were not financially tenable; and (3) Lehman’s Garage, an Abra Auto Body & Glass Company at 619 South 7th Street, however, the owner has a 15-year lease.  HOC’s 510 South 8th Street facility will remain.
In closing, Collison thanked the audience for attending and encouraged them to remain in touch. 
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