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ZONING COMMITTEE STAFF REPORT

FILE NAME: West Side Flats Phase 3A and 3B FILE # 15-031-255
APPLICANT: Sherman Associates ‘ HEARING DATE: October 22, 2015
TYPE OF APPLICATION: Conditional Use Permit

LOCATION: 59 Livingston Ave, NW corner of Livingston Ave and Fillmore Ave E

PIN & LEGAL DESCRIPTION: 06.28.22.14.0021, Riverview Office Addition Outlot B

PLANNING DISTRICT: 3 PRESENT ZONING: T3(M), RC4
ZONING CODE REFERENCE: §66.331, §61.501
STAFF REPORT DATE: October 13, 2015 ' BY: Lucy Thompson

DATE RECEIVED: April 23, 2015 NEW 60-DAY DEADLINE FOR ACTION: November 23, 2015
(process suspended on May 11, 2015 at request of applicant; restarted at request of apphcant on
September 24, 2015).

oo wp

PURPOSE: Conditional use permit for additional 6 ft. 3 in. building height over 85' permitted
PARCEL SIZE: 237,759 square feet (5.45 acres)

EXISTING LAND USE: vacant

SURROUNDING LAND USE:

North:  Mississippi River

East: US Bank office building

South: Fillmore Avenue, vacant land

West:  railroad tracks, vacant land, West Side Flats Apartments Phase 1

ZONING CODE CITATION: The version of §66.331(1) in effect at the time this CUP application was
originally filed stated that a maximum height of 65’ is permitted without a conditional use permit in

© the West Side Flats T3(M) district, and a maximum height of 100’ may be permitted with a
conditional use permit ; §61.501 lists general conditions.that must be met by all conditional uses.

HISTORY/DISCUSSION: The subject parcel is currently owned by the Saint Paul Housing and
Redevelopment Authority (HRA). The HRA signed a development agreement with George
Sherman (Sherman Associates) in November 2012 that allowed Mr. Sherman to do due diligence
on the site, prepare a site plan and development program, and engage the West Side Community
Organization (WSCO) in discussions about the project; this agreement expires on November 19,
2015. It is expected that the HRA will amend and extend the development agreement with Mr.
Sherman. Mr..Sherman has been working with City staff, WSCO and the Saint Paul Design Center
for most of those three years on putting together a project that meets the City, HRA and
neighborhood goals for the site; is consistent with the West Side Flats Master Plan and
Development Guidelines (2001); and is financially feasible.

Since filing for a conditional use permit for West Side Flats Phase 3A and 3B in April 2015, Mr.

Sherman has continued to meet with City staff, WSCO and the Saint Paul Design Center to arrive
at a site plan and project design that address concerns expressed by these groups. Out of these
discussions came two alternative site plans (Optlons 2 and 3, discussed in more detail in Finding #6 -
below). The original application is Option 1.

DISTRICT COUNCIL RECOMMENDATION: The West Side Community Organization (District 3
Council) recommends approval of a conditional use permit for Option 2 (as described in Finding
#6).

FINDINGS:

1. West Side Flats Phase 3A and 3B is-the second phase of development being proposed by
Sherman Associates on the Flats. The first phase, West Side Flats Apartments, was completed in
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2014, with 178 housing units a'nd 6,000 sq. ft. of commercial space at the northeast corner of
Wabasha and Fillmore. Phase 2 will be a commercial building at the Wabasha Bridgehead just
north of West Side Flats Apartments; this project will follow Phase 3A and 3B.

2. West Side Flats Phase 3A and 3B (Option 1: Initial Proposal) consists of two buildings totaling
265 housing units and 5,000 sq. ft. of commercial space. Building 3A faces the esplanade along
the top of the floodwall levee, and consists of 183 market-rate rental units and 5,000 sq. ft. of first-
floor commercial space that opens onto the esplanade. Building 3B sits at the corner of Fillmore
and Livingston avenues, and consists of 82 affordable rental units. Off-street parking is provided
both underground and in surface lots located in the building courtyard. A

3. Under Option 1, Building 3A is 6 stories (5 at the rooftop deck on the north side) in height,
totaling 71’3”. Building 3B.is 5 stories in height, totaling 60’5". ’

4. The parcel is zoned T3(M) and is covered by the West Side Flats Master Plan and Development
Guidelines. At the time the CUP application was filed (April 2015), the updated West Side Flats
Master Plan and Development Guidelines, which included new maximum building height limits,
had not been adopted (it was adopted in June 2015). The 2001 West Side Flats Master Plan and
Development Guidelines was still-in effect, which permitted a maximum building height of 65’
without a CUP and 100’ with a CUP. Under Option 1, Building 3A is proposed to be 71°3" high,
and thus requires a CUP for the additional 6’3" of building height. ‘

5. The original application date (for Option 1) was April 23, 2015. On May 11, 2015, the applicant
submitted a request for continuance, asking that the public hearing be postponed and that the 60-
day period requirement for a City decision be waived. On September 24, 2015, the applicant
submitted a letter asking that the CUP process resume.

6. From the time the CUP application was first submitted in April 2015 through August 2015, the
applicant met several times with the Riverfront, Development and Land Use Committee of WSCO;
twice with the Saint Paul Design Center and several times with City staff to arrive at a site plan
and project design that address concerns expressed by these groups. These concerns included
building height, impact on viewsto and from the river, the size of Building 3A’s footprint, the
amount of surface parking vs. green space in the courtyard, the total number of parking spaces
being provided for both residential and commercial uses, the design of the public connection
between the first-floor restaurant in Building 3A and the esplanade, and other site amenities.
Over those four months, two alternative site plans, Options 2 and 3, were recommended by the
applicant. The number of units and amount of commercial space remains the same for all three
options. '

Option 2: Post-Meetings Result keeps Building 3A at 6 stories (5 stories at the rooftop deck)
and Building 3B at 5 stories, but would “pop up” the corners of Building 3B to 6 stories so that the
Fillmore building (3B) is taller than the river’s edge building (3A). It provides less surface parking
and more green space in the courtyard between the two buildings, but keeps the building
footprints the same size as in the original proposal.

Option 3: Revised Proposal lowers the height of Building 3A to 5 stories (4 at the rooftop deck),

~while Building 3B stays at 5 stories with the 6-story pop-ups at the corners of the building. In
Option 3, in order to provide the same number of housing units and enough parking for a
successful restaurant, the footprint for Building 3A gets larger, and the amount of green space on
the westerly edge of the site gets smaller.

7. §61.501 lists five standards that,alkl conditional uses must satisfy:

(a) The extent, location and intensity of the use will be in substantial compliance with the Saint
Paul Comprehensive Plan and any applicable subarea plans which were approved by the city
council. This condition is met for all three options, but staff believes that Option 3 better -
meets this standard. While the West Side Flats Master Plan and Development Guidelines,
Saint Paul Comprehensive Plan and Great River Passage Master Plan all support a mix of
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market-rate and affordable housing at urban densities on the West Side Flats with an active
first-floor use that connects to the Mississippi River, staff believes that Option 3, with a shorter
building at the river's edge and a taller building along Fillmore Avenue, is more consistent with
the West Side Flats Master Plan and Development Guidelines than Options 1 or 2. It has
been a fundamental design principle since 2001 that buildings be lower at the river’s edge and
rise in height as they move away from the river (to the south). In fact, the 2001 West Side
Flats Master Plan and Development Guidelines states that buildings on this parcel should be 4
stories in height at the river's edge, 5 stories mid-block and 6 stories along Filimore, which IS
exactly what is being proposed in Option 3.

(b) The use will provide adequate ingress and egress to minimize traffic congestion in the public

(c)

(d)

(e)

streets. This condition is met for all three options. Vehicles will access the site off of
Livingston Avenue, and then connect to the rest of the West Side Flats street network.

The use will not be detrimental to the existing character of the development in the immediate
neighborhood or endanger the public health, safety and general welfare. This condition is met
for all three options. The proposed use will complement and enhance adjacent uses, diversify
the residential market on the Flats and Greater West Side, provide new housing within walking
distance of jobs, and strengthen the market for future commercial development. The
proposed use will also enhance existing development by providing a public connection to the
riverfront esplanade.

The use will not impede the normal and orderly development and improvement of the
surrounding property for uses permitted in the district. This condition is met for all three
options. If anything, the use will accelerate and enhance the normal and orderly development
and improvement of surrounding parcels per the T3(M) permitted uses.

The use shall, in all other respects, conform to the applicable regulations of the district in
which it is located. This condition is met for all three options.

I. STAFF RECOMMENDATION: Based on the above fihdings, staff recommends denial of the

conditional use permit for an additional 6 ft. 3 in. building height over 65' permitted for Options 1
and/or 2, and recommends approval of Option 3: Revised Proposal, which does not require a

conditional use permit but does require site plan review. The applicant’s site plan review application

should reflect the building heights and building configurations depicted in the Option 3 site plan.




CONDITIONAL USE PERMIT APPLICATION Zoning Office Use Only

Department of Planning and Economic Development File #: /. 13 12 58"
Zoning Section ) «R
; = Fee:
1400 City Hall Annex D - - - -
25 West Fourth Street R Tentaive Haaring Date:

Saint Paul, MN 55102-1634 =T / S .
(651) 266-6589 T F 1 A —
06282251 0a 5O S|

., tkuechle@sherman-associates.com

Tony J. Kuechle

Name Email
APPLICANT Address 233 Park Ave. South, Suite 201
oty Minneapolis ¢ MN 55415 . . 612.604.0852

St. Paul HRA
Jonathan Sage-Martinson  , ~_651.266.6628

Name of Owner (if different)

Contact Person (if different)

PROPERTY
LOCATION

Address/Location INtersection of Fillmore Ave. E. and Livingston Ave.

L. Block: 3, Plat: Bazil and Robert's Addition to West St. Paul, County of Dakota, Territory of Minn.
Legal Description

Lot: Outlot Plat: Riverview Office Addition Current Zoning T3M

(attach additional sheet if necessary)

TYPE OF PERMIT: Application is hereby made for a Conditional Use Permit under provisions of

Chapter 61 , Sectio 461 501 , Paragraph 1 , of the Zoning Code.
Gl. 23| /]
vV =7

SUPPORTING INFORMATION: Explain how the\Lfse/WiII meet all of the applicable standards and conditions. If you are
requesting modification of any special conditions or standards for a conditional use, explain why the modification is
needed and how it meets the requirements for modification of special conditions in Section 61.502 of the Zoning Code.
Attach additional sheets if necessary.

The building height increased for the following reasons:

1. Due to below grade parking requirement for market rate housing.

2. To activate the first floor retail so as to communicate with the community as a whole.

3. The restaurant use will require taller ceilings for mechanical clearances.

4. Extraordinary efforts and care was taken during design on the fenestrations and stepping back the building to
reduce the impact of the building height on the waterfront.

IECEIVE
APR 23 2015
BY:__

|E|Required Site Plan is attached

gy ? =
- Z # 2 . ] /
7 2 [ &
Applicant’s Signature L//// W Date 4/ z3 /ZCYS City Agent @&Cl t{' *3 /I )

Rev 9/4/14




BUILDING SIGNAGE

COMMERCIALTENANT
PARKING

1. INITIAL PROPOSAL

A 6 Stories (5 at rooftop deck)
lIIB 5 Stories

”~

[Parking
|West Side Flats [lIIA Below Grade | Covered | Surface | Total [West Side Flats I11B Below Grade | Surface | Total Unit Total/Parking Units | Residential Parking | Rajie-~,
Residential 126 21 147 |Residential 50 36| 86 West Side Flats llIA 183 147|/0.80
Commercial 30 21|51 | West Side Flats IlIB__ 82 86Q\ 1.05 v
Total 198 Total 86
[Public Street Parking ] [E=35
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PARKING
ENTRY

2. POST MEETINGS RESULT
llIA 6 Stories (5 at rooftop deck)

[lIB 5 Story (6 at Lofts)

Parking

'West Side Flats IIIA Below Grade | Covered | Surface | Total [West Side Flats lIB Below Grade | Surface | Total Unit Total/Parking Units | Residential Parking | Ratio

Residential 126 21 147 |Residential 76 23| 99 West Side Flats llIA 183 147| 0.80

Commercial 30 20| 50 West Side Flats llIB 82 99| 1.21
Total 197] . Total 99

Public Street Parking | 17]

[
AVIGUSE 2015
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630"

3. REVISED PROPOSAL

lIIA 5 Stories (4 at rooftop deck)

64-0"
64-0"

640"

= PIKFPARKING

- AANTFH

2 g
llIB 5 Story (6 at Lofts) :
Parking
West Side Flats llIA Below Grade | Covered | Surface | Total |West Side Flats IIIB Below Grade | Surface | Total Unit Total/Parking Units | Parking | Ratio
Residential 170 45 215 [Residential 76 9] 85 West Side Flats [IIA 182 215| 1.18
Commercial 30 28 58 [ West Side Flats [IIB 82 85 1.04
Total 273 Total 85
[Public Street Parking [
kaas

wilson
architects

St. Paul, MN

West Side Flats Phase [lIA & [IIB
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3. REVISED PROPOSAL

1A 5 Stories (4 at rooftop deck)

CHES R

llIB 5 Story (6 at Lofts)
Parking
West Side Flats IlIA Below Grade | Covered [ Surface | Total |West Side Flats IIIB Below Grade | Surface | Total Unit Total/Parking Units ial Parking [ Ratio
Residential 170 45 215 |Residential 76 9] 85 | West Side Flats lIA 182 215] 1.18
Commercial 30 27|57 | West Side Flats 1113 82 85 1.04
Total 272 Total 85
[Public Street Parking | 17
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FIELD BOOK

TOPOGRAPHIC SﬂRVEY FOR:
SHERMAN ASSOCIATES

NOTES:
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CERTIFICATION:

] 30 50 %0

SCALE M FEET

TOPOGRAPHIC

SURVEY FOR: PROPERTY ADDRESS! WN 1229 Tyler Streat NE. Suite 100
NE: (612} 4663300
SHERMAN ASSOCIATES WEST SIDE FLATS 1] i dsrias

SURVEY ST. PAUL, MINNESOTA 55107 oo, FIow & Nowale e, . VWWEPNBURYEY.COM

tand sutveyars aince 1872

Minneapolls, Minnesota 5543
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FILE NAME: West Side Flats Phase 3A and 3B

APPLICATION TYPE:_CUP

[ subject Parcels

FILE #: 15-031255 DATE: 4/30/2015

PLANNING DISTRICT:_3

ZONING PANEL:_16

Saint Paul Department of Planning and Economic Development and Ramsey County
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FILE NAME: West Side Flats Phase 3A and 3B

APPLICATION TYPE:_CUP

FILE #:_15-031255

PLANNING DISTRICT:_3

DATE:_4/30/2015

ZONING PANEL:_16

Saint Paul Department of Planning and Ec

tand Ramsey County

0 825 165 330 495 660
t ) t '  Feet
Land Use
Office [ Railway
[ Retail and Other Commerecial Undeveloped
[ Mixed Use Residential Water -

[0 Mixed Use Commercial and Other || Subject Parcels
Industrial and Utility
[0 Institutional '

| Park, Recreational or Preserve

Section Lines
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FILE NAME:_West Side Flats Phase 3A and 3B

APPLICATION TYPE: CUP

FILE #: 15-031255 DATE: 4/30/2015

PLANNING DISTRICT:_3

ZONING PANEL:_16

Saint Paul Department of Planning and Economic Development and Ramsey County

0 825 165 330

= T 1

Zoning

[1Rr4 One-Family [ J11 Light Industrial
[_] 13 Traditional Neighborhood 12 General Industrial
:l T3M T3 with Master Plan |:] Subject Parcels

_ B3 General Business Section Lines

[ B4 central Business

[ B5 Central Business Service

[T Transitional Industrial
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