
Notes from Minneapolis Downtown Council’s 2025 Plan

East Town Development Group Meeting
Tuesday, July 19, 2016, 9:00-10:30 a.m.

The McKnight Foundation, 710 South 2nd Street, 6th Floor Conference Room
(within the preserved ruins of the Washburn-Crosby Mill)
I. Welcome and Update

Dan Collison, MDC Director of East Town Partnership, welcomed the audience to the July East Town Development Group meeting and expressed gratitude to The McKnight Foundation (https://www.mcknight.org) for hosting and being an important financial supporter to this land use group’s efforts to turn East Town into a whole community.

Today’s topic, which will focus on two housing developments in Elliot Park, is a celebration of the spillover of activities happening nearby this week, i.e.:  


· Wednesday, July 20th grand opening of the Wells Fargo towers;

· Thursday, July 21st grand opening of The Commons park; and

· Friday, July 22nd grand opening of the U.S. Bank Stadium.


Collison then noted the growing media coverage of East Town, e.g.:


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


Collison advised he also has been working with Twin Cities Business Magazine (http://tcbmag.com/) on a 700-word wrap article to include a current development map of East Town that will be released in September 2016.

II. Next East Town Development Group Meetings

· Tuesday, August 16th.   Update on the Portland Avenue Playbook to emphasize it as well as Park Avenue as residential and mixed-use corridors using the Kraus-Anderson project to benchmark opportunities in all of East Town; and House of Charity site redevelopment project (http://finance-commerce.com/2015/04/house-of-charity-plans-affordable-housing-in-downtown-minneapolis/).


· Tuesday, September 20th.  Update on the Iron Clad mixed-use development (http://ironcladmn.com/#welcome), and development explorations for the 1010 Building (http://1010building.com/).

Iron Clad, along with Sherman Associates’ East End project (http://www.sherman-associates.com/eastend/) of similar scale that will break ground next month, will achieve levels of investment in East Town, when complete, never before thought possible. 


III. Introductions

Carina Aleckson, Catholic Charities Opportunity Center
John Campobasso, Kraus-Anderson 
Thomas Fisher, Metropolitan Design Center at U of MN School of Architecture
Elizabeth Flannery, Community Housing Development Corporation
Chris Fleck, North Central University
Jeff Hemer, Boarman Kroos Vogel Group (BKV Group) 
Dan Hunt, Hunt Associates
Randy Manthey, The Carlyle Condominiums
Patrick Melody, SK Capital Group, LLC
Robin Mooney, BKV Group
Charlie Owens, Cushman & Wakefield/NorthMarq
Christopher Palkowitsch, BKV Group 
Ben Shardlow, Minneapolis Downtown Council/Downtown Improvement District 
Carletta Sweet, Downtown Minneapolis Neighborhood Association
Dale White, ProBid, LLC

IV. 1400 Park Avenue Residential and Mixed-use Development Project

A. Background.  Robin Mooney, BKV Group’s Business Development Associate, gave a brief history of the firm and described its services (http://www.bkvgroup.com/).  This full-service firm includes architecture, construction administration, engineering, interior design, landscape architecture, master planning and feasibility studies all under one roof and this allows it to bring a more holistic approach to working with other developers in the community.  The goal is to help create the best possible solution for its clients.  All of the work that is happening in East Town, Elliot Park, the Central Business District and Mill District is a great example of a village coming together with a vision of what can be achieved with passion, persistence and tenacity.  

Mooney noted she is excited to bring her colleagues together this morning to share how, in partnership with Collison and his team and the support of the community they can accomplish a fantastic housing opportunity for this neighborhood.  It is important for her to understand what’s happening in the community on both the public and private side, who is involved, and how she makes those connections.  She found Collison to be a wonderful connection point and she is excited to continue building a relationship to see what great things they can do to support the different kinds of housing and development that needs and wants to happen in this neighborhood.

Dan Hunt, President/Owner of Hunt Associates, described how this project evolved.  While commiserating over the down turn in real estate (https://en.wikipedia.org/wiki/United_States_housing_bubble) with a real estate friend over lunch, Hunt was offered a development opportunity in St. Louis Park; his friend’s friend was tired of working with the city and interested in selling.  Hunt subsequently met with his friend’s friend, made an offer, put it under contract, and received city approvals.  This occurred before the apartment boom and Hunt was unable to find an equity partner.  Eventually the purchase agreement got canceled by the school district in St. Louis Park.

Soon thereafter, a broker appeared with a group willing to purchase this St. Louis Park opportunity and even fund it if Hunt would build it.  As it turned out, that group was Washington-based Weidner Apartment Homes (http://www.weidner.com/), wholly owned by W. Dean Weidner (https://www.linkedin.com/in/w-dean-weidner-46565037), a native of Seattle, Washington who owns more apartment units as an individual (http://tucson.com/ap/business/billionaire-weidner-vacuums-real-estate-properties/article_d354df4a-b8bc-51d7-8b7b-7dea0ed612e3.html) than any one else in North American.  Since October 2013, WAH has spent approximately $1.5 billion buying existing properties and developing properties in the Twin Cities through Hunt Associates.  Including this mixed-use residential development HA is now in their fourth project with WAH.

Hunt advised he is a former board member of Clare Housing (http://www.clarehousing.org/), and after rolling off the board subsequently served on its finance committee.  Several years ago, CH considered merging with Minnesota AIDS Project (http://www.mnaidsproject.org/) and CH’s Executive Director Chuck Peterson asked Hunt to assess the value of MnAP’s property at 1400 Park Avenue South; Hunt considered it to be $4 million.  As an aside, Peterson naively proposed that Hunt purchase the property once CH merged with MAP; the worst idea Hunt had ever heard.  Eventually, the merger talks stalled and the land came off the market.  Subsequently, a Request for Proposal was issued and Hunt competed with 2-3 other likely buyers; however, WAH had the ability to write a check very quickly and without approvals ((http://www.prnewswire.com/news-releases/minnesota-aids-project-completes-sale-of-its-south-minneapolis-office-facility-300129439.html) and was awarded the development project.

Hunt explained throughout the City’s planning process the project team diligently met with Elliot Park Neighborhood, Inc.’s Board and Building, Land Use and Housing Committee to address any design issues raised and with the help of BKV Group, the project has morphed into a fabulous project and a nice addition to the neighborhood.

Hunt then relayed how he succeeded in interesting WAH in this site.  A year ago after touring the completed Sienna Apartments in St. Louis Park (http://www.weidner.com/st-louis-park/siena-apartment-homes/) as well as several other sites, he brought the WAH team to this site and highlighted its proximity to I-94, I-35W, downtown and adjacent amenities.

It’s a wait and see for what they’ll get for rents, but Hunt believes by the time they open in about 18 months the rental market will be good.

B. Site Plan.  Using a slide presentation, Jeff Hemer, BKV Group’s Engineering Architect, discussed factors that influenced the design of the project:  the two freeway borders of Elliot Park (I-94 and I-35W); proximity to the CBD; all of the adjacent development occurring; the great mix of scale and uses immediately adjacent to the site (e.g., institutional, medical, academic, small businesses, both small and large scale apartments, single family homes and duplexes); and the need to pay attention to connections to the pedestrian realm.

The site consists of three parcels located at 1400 Park Avenue, 627 East 14th Street, and 622 East 15th Street, and is  bounded by 14th Street East/Grant Street to the north, Park Avenue to the east, and 15th Street East to the south.  A 2-story brick building, a large surface parking lot, and a duplex are currently located on the 1.79 acre site.  They are proposing to demolish the existing 2-story brick building at the corner of East 14th Street and Park Avenue as well as the duplex at 622 East 15th Street in order to build a 6-story, mixed-use building that will include 260 market rate, 1-and 2-Bedroom and Studio units, approximately 2,500 square feet of commercial space and an 18,500 square foot interior courtyard with green space above two levels of below-grade parking for up to 290 automobiles.

There are 13 walkup units along 15th Street to the south, one along Park Avenue to the east, a pedestrian path with walkup units along the west edge of the property line, and walkup units along 14th Street to the north.  These walkup units will have covered screened in porches and connections to the interior outdoor courtyard that will include grilling space, a pool and pool deck.  Other first floor perimeter space includes a fitness room and party room.  The top floor units have been stepped back to provide additional deck space and create a penthouse affect with views to the surrounding communities.  Access to the commercial space will be via a colonnade along Park Avenue leading to a café with outdoor space.

In early talks with the City, WAH has been granted the right to develop the City-owned right-of-way property at East 14th and Grant Streets into a landscaped public park.   

C. Architectural Context.  Christopher Palkowitsch, BKV Group’s Project Architect, advised he joined the project team after the previous design had been approved but subsequent to when, after discussions with the ownership, the City deemed the design needed to take on a more timeless and traditional feel (i.e., reduce the amount of different exterior materials used).

Palkowitsch considers EP an architecturally rich and exciting area and he was drawn by the mosaic of building types, e.g.:  the older Lenox Brownstones along historic 9th Street and the Drexel Apartments at South 10th Street and Park Avenue; the newer Grant Park townhomes along South 10th Street; and many other residential buildings in between.  They have strong bases with interesting walkups, connections to the public realm, and different brick details finished with cornices adding the extra detail and historical character.  By continuing to interweave all these pedestrian-friendly areas it grows downtown and particularly EP into a more cohesive area and they are excited to have this opportunity.

As this is a large project, they broke it down into different segments by materiality and heavy recesses, shifting it in and out, picking architectural elements to make it identifiable but fit into the neighborhood scale.  This pared down design will go back before the City’s Planning Commission for approval.

Thereafter, the team entertained questions from the audience during which the challenge for design teams to understand the City’s policy on building use materials, the primary market for these units, unit prices, and consideration of installing an exterior and interior dog relief areas were discussed.

For more detailed information, read the City’s staff report at http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/wcmsp-177568.pdf. 

V. East Town Apartments

Elizabeth Flannery, President of Community Housing Development Corporation (http://chdcmn.org/), provided an overview of how CHDC became involved in this project.  Because Flannery has 15 years of history partnering with Ryan Companies on its mixed-use developments that incorporate mixed-income components, approximately 4 years ago she was contacted by Rick Collins when he was beginning to negotiate with the Star Tribune over the land needed for Ryan Companies’ Downtown East redevelopment that included the Commons park and the Wells Fargo’s office towers.

Wells Fargo thought it was a wonderful neighborhood development master plan but pondered where its 6,000 employees would live, many of whom would be back-end office workers with salaries ranging between $35,000-50,000 annually, because apartments being built are market rate luxury units and a lot of people who work downtown would like to live downtown but simply couldn’t afford to do so.  And there’s a whole service industry workforce working downtown that have a challenge in finding quality housing in downtown.

For about a year and a half, CHDC worked with RC on concept and schematic plans and financing for 200 affordable units on its northern parcels (Blocks 2 and 3); however, prior to RC closing on the land and negotiating its deal with Wells Fargo, there were major political battles being fought between the Vikings, City, Wells Fargo and the Star Tribune.  As a consequence, it was determined at the City level that the affordable component would not be a part of RC’s Downtown East development.

Despite this setback, RC was committed to having diverse housing options in the neighborhood and continued to look for potential sites and how Flannery was introduced to Collison 2-1/2 years ago by Tony Barranco, VP of Development at RC.  Flannery’s introduction to Collison also occurred after First Covenant Church’s redevelopment negotiations with Hennepin County Medical Center fell through.  FCC also had been approached by the Vikings and Minnesota Sports Facilities Authority regarding different uses for its land.

FCC and its leadership team, realizing the value and potential for its site, had an overall whole block redevelopment vision that would make sense to its mission, other existing uses on the site (e.g., Metro Kids; Twin Cities Christian Legal Aid; Good Arts Collective; home to two other congregations), as well as activities within the immediate neighborhood (e.g., North Central University’s free music lessons for children).  

Using a slide presentation, Flannery described the site plan and materials and displayed images for this proposed L-shaped, 6-story, mixed-use development bounded by South 6th and 7th Streets and Chicago Avenue and Bud Grant Way (9th Avenue) which was contingent upon negotiating a land swap with Hubert's Cafe & Sports Bar and Stadium Partners LLC (http://www.startribune.com/buyer-emerges-for-hubert-s-the-sports-bar-neighbor-of-the-metrodome/306221231/)  to relocate its parking from the northeast corner to adjacent to its restaurant space at the northwest.  This negotiation was difficult primarily because of the two billboards located on the sports bar property, i.e., one on top of the sports bar which would remain and one over its parking lot at the northeast corner of the site which CHDC’s plan would require its removal.  Both billboards were considered valuable revenue generating sources for the restaurant.

Just last month CHDC came to an agreement with the new restaurant owners, Erik the Red (http://www.smart-associates.com/carbones-pizza/) on the land swap and are now in the process of replatting and a registered land survey.  Everyone seems happy with this solution.  

This development will have 159, larger 1-, 2- and some 3-Bedroom units of new workforce housing; approximately 12,500 square feet of ground level commercial space along South 6th Street; 135 underground parking stalls via entrance along 7th Street and 53 surface parking stalls for a total of 188 parking stalls; and a bike hub to leverage the transit-oriented development philosophy with a stairway leading to the underground parking at Chicago Avenue between 6th and 7th Streets.

The story of this project is unique in the affordable housing world because the financing and location are unique.  Typically, it is nearly impossible to finance affordable housing which is why you do not see more of it in downtown.  If you do figure out a financing structure that will work, it typically takes 3-4 years to assemble and close on the different sources of funding and gap financing.  During the course of this negotiation, the Super Bowl announcement was a game changer for CHDC’s financing plan and now the project is on a fast track with an end goal to have it completed 30 days prior to Super Bowl LII for use by the NFL for temporary housing.  By working in partnership with FCC, Vikings, Super Bowl Host Committee, and U.S. Bank on the construction financing pieces, this has essentially covered the financing gap and allowed CHDC to develop 6 units at 15% of AMI and begin construction this fall.  In all of her 26 years of affordable housing experience, she has never seen such a deal.

Flannery explained that Urban Works’ (http://www.urbanworks.com/) design was derived by performing a similar design process as undertaken by BKV, i.e., figuring out a transitional style between the unique design of U.S. Bank Stadium and the historic elements of Elliot Park by placing a brick façade on the south and a metal panel façade on the north.  

A big goal for FCC and CHDC was to maximize parking as it is an important revenue-generating source for FCC to survive.  This parking is also within the 500 foot security perimeter of the U.S. Bank Stadium and is considered a prime location for the team; it will be controlled by FCC and managed by a professional parking operator.  No parking will be allocated for the residents.  The surface parking area will be treated as a multi-use plaza for FCC and community events.  CHDC also sees a lot of overlap between who will be residing here and the services offered by FCC. 

The only amenity for the residents will be the commercial space and no pets will be allowed; they do not have to provide parking, pets, balconies or amenity space.  CHDC wants high-quality materials and finishes, and nice unit layouts and floor plans which are critical to the long-term livability issues of families.    

Thereafter, Flannery and Collison entertained questions from the audience.
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