SAPCC Land Use Committee Minutes

August 5, 2010

Committee Present: Susan Hoyt, Daniel Sarasti, Stephen Mastey, Ed Elliott, Joanne Makela, Greg Haley, Jackie Lunde, Paul Mix, John Seppanen, Rose Gregoire

Guests: Donna Drummond

Staff: Renee Lepreau

Minutes and agenda approved.

John will report at Board meeting.  

TN Zoning

Donna presented on the work PED has done around zoning and Central Corridor.  There were a couple of community taskforces in 2006/2007 that put together an overall strategy.  That was adopted by city council as part of the comprehensive plan.  It was followed up with more detailed planning right around the LRT stations and the creation of station area plans.  Now the city is making station area plans for the 3 extra stations at Hamline Victoria and Western that were added and approved.

Those plans only look at about ¼ mile radius around the LRT stations.  They were adopted as part of the city’s comprehensive plan.  The next step for planning work is to look at zoning around the corridor.  A city staff group has been working on this for the past months to examine development policy along the corridor.  There are preliminary staff recommendations.  The capitol area and downtown were not included in the study area.
The existing zoning does not facilitate the type of development that is envisioned in the adopted station area plans.  The goal is higher density development, reduced demand for parking, and pedestrian and transit oriented environments.  

Donna showed a map of the corridor and the proposed zoning.  They have worked to define where the city wants change, and where to draw a line where the city wants to  reinvest in existing neighborhoods.  There is a lot of development potential in Midway.  In 2004 TN zoning was adopted.  It is time to look at the specifics of the zoning and reassess and evaluate.  The existing TN zoning in the Central Corridor overlay are the Carleton Lofts, the Metro, and Jefferson Commons (JPI).  
Now is the informal public input process where people are looking at recommendations and offering feedback.  They plan to go to planning commission in Nov/Dec and City council in March.  The approach is to replace existing zoning along University Ave with a variety of TN2 and TN3 and a new TN4 district.  The city wants to maintain industrial zoning in the SSAP industrial area, but they recommend that a certain segment be zoned light industrial which has higher design requirements.  

The city is recommending TN2 zoning where there is residential ½ block off University.  Where there is a block between University and residential they are suggesting TN3.  For bigger buffer areas they recommend TN4.  This zoning will primarily affect property owners who want to sell their property or build something themselves.  Existing building and businesses are grandfathered in.  
The Central Corridor overlay district expires June 20, 2011.  Existing buildings with permitted uses can expand without fully meeting requirements.  

Donna described some of the specifics of the new zoning recommendations.  There are building height minimum and maximums and Floor Area Ratio (FAR) requirements.  

FAR:  TN3 and TN4 - .5 on smaller sites, 1.0 FAR on sites over 25,000 sq ft.  

TN4  has a 150 ft building height max, which is about 12 stories.  The building has to step back at a certain point.  They could go higher with a conditional use permit.  
In LRT station areas, surface parking has to be placed to the rear or side of the building.  

The city is exploring the idea of having no parking requirements at LRT stations and are interested in feedback.  The committee brought up the Jefferson Commons project.  While the developer claimed that students would ride the bus and not have cars, in actuality, students park several blocks from the building because there is not enough parking.  The Carleton also does not have enough parking.  
The new requirements do set a parking maximum.  If someone wanted to build a parking lot, they would have to line it with other uses.  Parking permits for residential streets will have to be looked at to prevent park n’riders.  
The city council funded a 1.5 million dollar program to help people make improvements to their own parking.  The city is also looking at some improvements to bigger lots.  Raymond area parking is problematic.  When some of the building get new uses parking will be even tighter.  There needs to be better use of existing parking.  
Along University Ave they are recommending a minimum 4 ft building setback along LRT line.  This will increase the width of the sidewalk.  Properties can have additional 10ft setback for outdoor seating.  There will be a 6 ft width of paved sidewalk and a 4 foot band with trees, decorative paving and lighting.  They are ADA compliant.
The addition of limited new auto uses to TN zoning is under consideration and controversial.  Some neighborhoods want an auto service station to be permitted, and others don’t.  

The parking will have to be on the side of the building on in the back.  It can’t be between the building and the sidewalk.  If it is on the side of the building the frontage has to be limited to 60 ft or less.  Their intention is to limit big surface parking lots and encourage underground or structured lots.  
They are proposing minor changes to the TN design standards to allow more contemporary architecture and broader range of building materials.  

The city has considered inclusionary zoning in this study but rejected the idea.  It is a tool  that has been used to require a percentage of affordable units.  Currently, affordable housing requires public subsidy, but cities can require developers to provide affordable units.  The city believes that if they pass inclusionary zoning, no projects will be built and developers will ask for exceptions.  

The city is also considering eliminating the units per acre requirement so that would allow more flexibility in number of units that can be built.  Theoretically, one could build some smaller, more affordable units.  They want to do more study on that idea.  
On the website there is a survey that people can fill out. Issues such as drive-throughs, which uses are permitted, and inclusionary zoning are controversial and the city is looking for comments on them.  
Rose expressed concerns about the large swath of TN4 zoning in SAP and the potential consequences if developers built up to the max of the zoning.  Why isn’t the density spread out in smaller increments along the corridor instead of pushed to 280?  It makes more sense to have the map more shaded and the zoning stepped back into the neighborhoods.  The demand for land is going to be high and it would be better to have more gradations in zoning instead of stark contrast.  

Has Prospect Park been approached for comment?  They might have input on that TN4 zoning so close to their neighborhood.  

Donna doesn’t think market will support a lot of 12 story buildings, but they want to allow for the potential for some of them.  She thinks that University is wide enough that having a 150 ft building across from a 40 ft one would work.  

Greg commented that we were very interested in design standards when we were doing the D12 district plan.  As design standards stand now residential property is excluded.  We want to maintain the quality of the exterior.  For example, Jefferson Commons has vinyl siding.  
*Resend letter about including multi-family residential in design standards [Done].  
John asked about the development happening on Hiawatha and has the City looked at that?  Donna replied that Minneapolis has been fairly pleased with the new development around stations.  It is mostly multi-family.  There has been about a 15% increase in property value along the Hiawatha.  There is a balance with avoiding gentrification – they want to see some increase in property values but not too much. 
Bob – court case on variances

Bob reported on the supreme court case that interpreted the rights of cities to grant variances.  The case involved a variance that was given for a garage.  A neighbor claimed that the city could not grant a variance because the standards included language about proving undue hardship.  That means the property in question cannot be put to a reasonable use without the variance.   This interpretation makes it basically impossible to get a variance.  
The municipalities have been loose in interpreting their rights to grant variances.  The committee discussed examples of cases we have seen.  We will likely see fewer variance requests until the legislature comes into session and changes the law.  Probably, they will change the law to allow municipalities to grant more variances.  

This issue reinforces the point that it is better in the long run to change the code to represent the development desired instead of relying on the variance process.  

West Midway Industrial Study Update

This taskforce studying the SSAP industrial area will meet for about a year and come up with a plan to maximize jobs and use of land.  Greg is trying to bring to it the interest that D12 expressed in the D12 plan.  The plan called for an increase in life-cycle housing opportunities and a broad spectrum of economic types of housing too.  
Another important perspective is the need for a walkable/bikeable community.  D12 wants to increase green space within the area.  One idea that has surfaced is to use some of the green areas in the D12 plan for pooled stormwater management.  Sharing stormwater management sites would allow the land to be developed to a higher density and might also provide higher quality public green space. 

There have been two meetings so far.  The Northwest quadrant study was raised and the hope that could get going in time to give the industrial study information on the transportation impacts.  Supposedly, the RFP is being finalized.  We’ll believe it when we see it.  
Other Updates
Jackie explained that the list of projects awarded forgiveable loans for parking has been released.  The only 2 funded projects in D12 are Subway and Design Press.  The Construction communication committee for LRT has not started yet.  

TU Dance  has moved in to Jackie’s building.  Jackie was trying to buy a parking lot next door and now has heard that MnDOT wants to buy it for parking during construction.

Rose promoted the MidCity festival and hopes it will be a good annual festival and incorporate businesses and artists.  
