Planning Commission
44/ EXCELSIOR Regular Meeting

Fa= MINNESOTA

Monday, June 23, 2025, 6:30 PM
106 Center Street

Members of the public may attend the Planning Commission meeting either in person or by joining via Zoom
either online or by telephone at:

https://us02web.zoom.us/j/9397263854?0mn=83602792115

Meeting ID: 939 726 3854

One tap mobile
+16469313860,,9397263854# US
+19292056099,,9397263854# US (New York)
Dial by your location
*+1 646 931 3860 US

Notice: Some items on this agenda are important enough to City Councilmembers that a quorum of the Council
may be present to receive information leading to their future deliberations and eventual decision.

AGENDA

1. Call to Order
2. Roll Call
3. Minutes of the Preceding Meeting(s)

A. May 13, 2025 Planning Commission Special Meeting

B. June 4, 2025 Planning Commission Special Meeting
4. Discussion Items

A. Public Hearing, 243 Third Street, Residential Review Permit and Variance (PC No. 25-06)

B. Public Hearing, 210 George Street, Residential Review Permit and Variance (PC No. 25-
07)

C. Public Hearing, 10 Water Street, PUD Preliminary Plan (PC No. 25-04)

D. PC Resolution 2025-01, 925 Excelsior Blvd Approval of RRP - Continued to July PC
Meeting

5. Communications and Reports
A. Next Council Meeting - July 21, 2025
B. Next PC Meeting - July 28, 2025
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6. Miscellaneous

7. Adjournment
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Item: 3.A.
347 EXCELSIOR

ITEM REPORT

To: Planning Commission

From:

Meeting Date: June 23, 2025

Department/Office:

Item Name: May 13, 2025 Planning Commission Special Meeting

Summary:

City of Excelsior
Hennepin County, Minnesota

Planning Commission Special Meeting
Minutes
May 13, 2025

1. CALL TO ORDER
Chair Muenzberg called the meeting to order at 4:30 pm.
2. ROLL CALL

Commissioners Present: Day, Johnson, Malsam, Muenzberg, Tyler
Commissioners Absent: Hansen, Neale

Also Present: Community Development Director Julia Mullin, Senior Planner Ali
Cameron, City City Architect Brian Larson

3. MINUTES OF THE PRECEDING MEETING(S)
(a) March 24, 2025, Planning Commission Meeting Minutes
Johnson moved to approve minutes; Malsam seconded. Approved 5-0.
(b) April 30, 2025, Planning Commission Special Meeting Minutes
Tyler moved to approve minutes; Johnson seconded. Approved 5-0.

4. DISCUSSION ITEMS

(a) Public Hearing, 925 Excelsior Blvd. Variance and RRP applications (PC No. 25-
02)
Chair Muenzberg opened the public hearing. There was no comment from the public.
Johnson moved to recommend approval of the Variance with the addition of a condition
that the accessory structure be removed before a building permit is issued. Malsom
seconded. Approved 4-1. (Tyler voted no.)
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Malsam moved to approve the Residential Review Permit with conditions identified in
the staff report and the condition that the accessory structure be removed before a
building permit is issued. Johnson seconded. Approved 4-1. (Tyler voted no.)

(b) Public Hearing, 897 Third Avenue CUP application (PC No. 25-03)

Chair Muenzberg opened the public hearing. There was no comment from the public.
Johnson moved to recommend approval of the Conditional Use Permit with conditions
identified in the staff report with the change that the height of the signs be no more than
8. Malsam seconded. Approved 5-0.

(c) Public Hearing, 826 Pleasant Street Conditional Use Permit (PC No. 25-05)
Chair Muenzberg opened the public hearing. There was no comment from the public.
Day moved to recommend approval of the Conditional Use Permit with the conditions
identified in the staff report. Malson seconded. Approved 5-0.

5. COMMUNICATIONS AND REPORTS
(@) Next City Council meeting — June 2, 2025
(b) Next Planning Commission Meeting — May 20, 2025
6. MISCELLANEOUS
(@) Commission requested we add upcoming items for future meetings in this
section
7. ADJOURNMENT
Johnson moved to adjourn; Tyler seconded. Approved 5-0.
Meeting adjourned 5:50 pm.
Respectfully submitted,

Julia Mullin, Community Development Director

Recommended Action:

Budget:

Attachments:
None

Page 4 of 177



Page 5 of 177



Item: 3.B.
THE CITY OF
7. EXCELSIOR

ITEM REPORT

To: Planning Commission

From:

Meeting Date: June 23, 2025

Department/Office: Community Development

Item Name: June 4, 2025 Planning Commission Special Meeting

Summary:
City of Excelsior
Hennepin County, Minnesota

Planning Commission Special Meeting

Minutes
June 4, 2025

1. CALL TO ORDER
Chair Muenzberg called the special meeting to order at 5:30 pm.
2. ROLL CALL
All Commissioners present. (Commissioner Hansen arrived at 5:40 pm.)

Others present: Mary Tietjen, City Attorney; Cristina Cruz-Jennings, City Attorney;
Julia Mullin, Community Development Director; Ali Cameron, Senior Planner (via zoom)

3. MINUTES OF THE PRECEDING MEETING(S)
(@) None

4. DISCUSSION ITEMS

(a) Planned Unit Development (PUD) Ordinance Training, Mary Tietjen, City Attorney
and Cristina Cruz-Jennings, City Attorney

5. COMMUNICATIONS AND REPORTS
(@) None

6. MISCELLANEOUS
(@) None
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7. ADJOURNMENT

Meeting adjourned at 6:50 pm.

Recommended Action:

Budget:

Attachments:
None
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Item: 4.A.
4/ EXCELSIOR

ITEM REPORT

To: Planning Commission

From: Julia Mullin, Community Development Director
Meeting Date: June 23, 2025

Department/Office: Community Development

Item Name: Public Hearing, 243 Third Street, Residential Review Permit and Variance
(PC No. 25-06)

Summary:
APPLICANT Chris Norton, Trehus Builders, 4725
Olsen Memorial Hwy, Golden Valley, MN
55422
PROPERTY OWNER Adam Nast, 243 Third Street, Excelsior,
MN 55331
LOCATION 243 Third Street
CASE NO PC No. 24-06
60/120 DAY REVIEW DEADLINE July 7, 2025/September 5, 2025
BACKGROUND

Section 42-6 of the Excelsior Zoning Ordinance states that Residential Review Permits
are required in the R-1 and R-2 zoning districts for:

New construction, additions or remodels that result in the:

(1) Increase of volume of a principal or accessory structure requiring a building permit.
(2) Reorientation or change in setbacks of a principal structure or accessory structure
requiring a building permit.

The applicant is requesting a Residential Review Permit (RRP) for the construction of a
sunroom addition on an existing single-family home at 243 Third Street and a Variance
application from the maximum building coverage standard.

The addition consists of:

1. A 189 sq ft sunroom, centered at the rear of the home.

1. RESIDENTIAL REVIEW PERMIT APPLICATION REVIEW

NEIGHBORHOOD CHARACTER
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The neighborhood is a mix of one, one and a half and two-story homes. The proposed
addition will be to an existing home built in 1910. The adjacent parcel to the east is
unusual because the home is set at the rear of the parcel and faces Center Street. The
proposed addition will have some impact on this home due to its location adjacent to the
rear of the subject parcel

There is an existing single-family home on the parcel and a detached garage.

DETAILS/ANALYSIS
STANDARD REQUIRED - R2 EXISTING PROPOSED
DISTRICT
Minimum Lot Area | 10,000 sf 6,439 sf 6,439 sf
Minimum Lot Width |60 feet 59' 59'
Rear Yard Setback |35 feet Approx. 57' >35' (Approx. 40')
Front Yard 20-30 feet Approx. 10’ Approx. 10’
Setback* Front porch may
encroach up to 6'
into front setback
Side Yard Setbacks | 16' total (no less 12'/20' 12'/20'
than 7' on one side)
Maximum Building |25% (1609 sq ft) 1,690 sf (26%) 1,879 sf (29%)
Coverage
Maximum Lot 42% 2,779 (43.2%) 2,179 sf (33.8%)
Coverage

* The front yard setback of a principal structure (or addition thereto) shall be no closer to
the street than the average of the front yard setbacks for the principal structures on
either adjacent lot on the same block and same side of the street provided that it shall
not be closer than 20 feet from the front property line. (Sec. 41-3)

The Addition and Building Coverage: A three-season porch on main level, 189 sf.
The proposed building coverage is 272 sf over the maximum permitted. (The parcel is
6,429 sf.)

Maximum Existing Proposed Variance

Permitted Requested
Building 25% (1,,607 sf) | 26% (1,690 sf) [29% (1,879 sf) |4% (272 sf)
Coverage
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Exterior Materials: Board and batten, corrugated steel at foundation

Landscaping and Tree Preservation: No trees are impacted by the proposed
additions

Stormwater Management: A stormwater best management practice, required for new
construction in the R1 and R2 zoning districts, is not required for the construction of an
addition.

Neighborhood Notification and Opportunity to be Heard

As required by Ordinance Section 42-7 (c) Neighbor Notification and Opportunity to be
Heard, property owners within 500 feet of the property have been mailed notice of the
meeting and the opportunity to provide feedback at the regularly scheduled Planning
Commission meeting on June 23, 2025.

RRP Criteria
The City Architect’s review is attached. The following, in italics, is Planning Review.
(Staff’'s comments on revised plans are in bold italics.)

1. Massing and scale of new structure should be compatible with neighboring
structures. The original home will be preserved, and the scale of the addition is in
keeping with the scale of the home. It does not detract from the character-defining
elements of the home, including the front porch and one and a half story massing.

2. The size and mass of a new structure should be compatible with the size of the
property. The porch will add 189 sf at the rear of the home. The porch is centered at the
rear of the home which reduces its impact on the parcels at either side. This is a small
property and with the addition, the parcel feels “full”; however, the addition is one story
and at the rear.

3. A new structure should follow alignments that are predominant on the street and
compatible with neighboring properties. The front yard setback will not change, and the
proposed addition is at the rear of the home.

4. A new structure’s design should respect the site’s natural slope and features,
minimizing cut, fill and retaining walls. The proposed addition respects the sites natural
features and does not propose substantial grade changes.

5. Consider front porch element in design of new structures. The addition is at the rear
of the home.

6. A new structure should be detailed as four-sided architecture. The porch has
architectural detail including sash windows that are compatible with those on the house.

7. Consider neighbor views, privacy and sunlight in placement and size of a new
structure’s elements. The views, privacy and sunlight of the neighbors will be somewhat
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impacted. The rear yard of the subject parcel shares property lines with three adjacent
parcels.

2. VARIANCE ANALYSIS

The Applicant is requesting a Variance of 272 sf (4% of lot area) from the building
coverage maximum permitted. (Sec. 41-5). According to the information provided by
the applicant, the property is already over the building coverage standard by 1% or
approximately 60 sq. ft. This would be considered an existing non-conformity.

Variance Review Criteria
The Excelsior Zoning Code, per MN Statute, requires that a variance request be
evaluated according to the following criteria:

1. Is the property owner proposing to use the property in a reasonable manner
not permitted by the ordinance?

It is a goal of Excelsior’s to preserve existing homes and to encourage renovations and
updates. This is a single-family home with detached garage and the property owner
proposes adding a sunroom in the rear yard. The addition of a sunroom onto a single-
family home is reasonable and is permitted within the ordinance.

2. Is the plight of the property owner due to circumstances unique to the
property that have not been created by the landowner?

The parcel is small at 6,429 sq ft. The owner’s home and surrounding homes have
varying lot sizes due to the historic nature of the neighborhood. The homeowner did not
cause the lot size that makes it difficult to conform to modern zoning standards. The
request is to add a sunroom on a parcel that already has reached the maximum building
coverage allowed in the city ordinance. The maximum building coverage in the
ordinance is applied to lots 10,000 sq ft or smaller. If the homeowners had a 10,000 sq
ft lot their building coverage would be 18.79% well under the maximum 25%. The size
of the proposed addition is reasonable; it is the small parcel size associated with the
historic neighborhood that causes the circumstances.

Another factor to consider is the home’s existing upper story living space. According to
Article 45 Sec. 41-5. Additional lot coverage allowance for one and one and a half story
structures: For lots up to 8,000 square feet, maximum building coverage is increased to
30 percent if the primary structure is one or one and a half stories. The city ordinance
(section 2.2) defines a half story as: the uppermost floor of a building of which: 1) the
intersection of at least two opposite walls and the roof is not more than three feet above
the floor elevation, excluding dormers; and 2) not more than 65 percent of the floor's
area exceeds five feet in height, as measured from the floor to the rafters.. The
homeowner stated that their upper floor has knee walls that are five (5) feet tall. This
means that the home does not qualify for the extra building coverage. If their knee wall
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were two (2) feet shorter the property’s maximum building coverage would be 30% and
there would be no need for a variance.

3. Will the variance, if granted, alter the essential character of the area?

The character of the area is a single-family neighborhood made up of one and a half
and two story homes. The addition does not significantly impact the essential character
of the area; the enforcement of the city’s code requires the front porch to be considered
in the building coverage because it is covered by a roof, although does not formally
increase the habitable space of the residence. Removal of the porch and installation of
the sunroom would result in a similar situation to the current, the lot would be slightly
over the 25% building coverage requirement but would gain additional living space. The
applicant is not suggesting removal of the porch, this discussion is raised only because
the city values front porches, but they rarely add usable living space. The loss of the
porch would impact the historic character of the home and would negatively impact the
surrounding neighborhood. The Commission may want to discuss some exception to
the building coverage standards for open, not enclosed, front porches such as the one
at the applicant’s property. Ultimately, the regulations should not discourage the
installation, retention or maintenance of porches without negatively impacting a
homeowners desire to make reasonable improvements to their property but may be
over their maximum building coverage.

Additionally, the proposed sunroom has three (3) windows on sides of the addition, and
two windows on either side of the fireplace on the northeast end of the addition. This
makes the massing appear open and airier. The proposed sunroom addition will keep
with the character of the neighborhood and keep the home’s massing and proportions
from looking too large for the lot. There is no impact from public views unto the site with
the proposed addition as it is located in the rear of the structure.

4. If a variance is granted, will the outcome be (a) in harmony with the purpose
and intent of the ordinance, and (b) consistent with the Comprehensive Plan.

The proposal meets the following Goal of the Comprehensive Plan for Residential
Areas. City policy supports the enhancement of housing and residential neighborhoods.
Goal: Maintain the Community’s image and desirability as a great place to live and raise
a family by preserving and enhancing the quality, character, safety and appeal of
residential neighborhoods and developments, and providing diversity in its housing
stock and unit types.

Building coverage variance: The intent of a building coverage standard is to ensure
adequate open space on a parcel and to reduce impacts among parcels. This proposed
addition is at the rear of the residence, is centered at the rear of the home, and its
exterior detailing fits well with that of the existing home. All of these characteristics
minimize the impact of the addition on the neighborhood; however, the addition exceeds
the building coverage maximum. Despite being over 35% smaller than 10,000 sq ft lots
it is being compared to, the city ordinance requires that the home meet the same
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requirements of a 10,000 sq ft lot. If the existing building and proposed addition were
placed onto a 10,000 sq ft lot, then the addition would be under the maximum building
coverage required in the ordinance. The approval of the variance and the construction
of the addition would be in harmony with the purpose and intent of the ordinance and
consistent with the Comprehensive Plan.

Public Hearing

As required by City Ordinance Appendix E, Section 6-6 — Procedures Variances, the
Planning Commission shall conduct a duly noticed public hearing on the Variance
application at their regularly scheduled meeting on Monday, June 23, 2025.

Recommended Conditions of Approval.
Staff recommends the following conditions with any approval of this Residential Review
Permit and Variance applications.

1. The applicant shall obtain all necessary City, watershed district, and other
government entity permits and approvals including but not limited to building permits,
grading and erosion control plans, etc.

2. The plans shall be consistent with the plans included in the Planning Commission
packet dated June 23, 2025.

3. The RRP and Variance application shall expire one year from the date of adoption
of the resolution if not acted upon.

Recommended Action:
RECOMMENDED PLANNING COMMISSION ACTION

The Planning Commission shall hold the public hearing for the Residential Review
Permit and Variance applications. The Planning Commission shall recommend
approval or denial of the RRP and Variance applications for the proposed addition at
243 Third Street. Staff recommends that the Residential Review Permit application be
approved based on the project’s conformance with the Good Neighbor Guidelines and
that the Variance application be recommended to the City Council for approval based
on the findings in the staff report.

Budget:

Attachments:

1. 0.06 18 2025_243 3rd St-GNG PLAN REVIEW

2. 1_Residential Review Permit Application - 4.25.25
3. 2 Land Use Application 243 3rd St

4 3_Variance App. - 234 3rd St. - Variance Questions
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5. 6 _Variance App. - 234 3rd St. - Full drawing set - 11x17
6. IMAGES
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“f/ THECITY OF

/ EXCELSIOR Excelsior Good Neighbor Guidelines PLAN Review
243 3rd STREET 06/19/2023 06/18/2025

(Review was originally done in 2023, but submission design appears to be identical)

Guidelines (7) Review Criteria

1. Massing and scale of a new °
structure should be

compatible with
neighboring structures ®  Consider incorporating the following mass mitigation techniques to align with neighborhood patterns:

Ensure that the massing and scale of a new structure is visually compatible with neighboring structures, with
special attention to design of upper levels androofs.

®  Street facing gable

®  One story open front porch

®  Step-downs

®  Upper level components that are 1/2 story rather than full story

®  Roof planes that are broken up (no large unarticulated planes)

®  Offset structure components to break up bulk and large flat planes (gable and wing)
®  Separate components by breezeway or one story element

®  Garage located 60" back from front street

®  Highly creative design that reduces the perception of bulk

® A “tunnel effect,” which results from tall walls placed close together, should be avoided through one-story
additions or step-backs

®  Maintain consistency with the street wall on all sides (including corner lots) and design facade width to reflect
the established range of neighboring structure widths.

®  Ensure that the height of a new structure is within the height range of neighboring structures and floor-to-
floor heights are compatible with thoseof neighboring structures.

®  Position taller portions of a structure away from neighboring structures of lower scale to minimize looming
effects and shading of neighboring structures, or step down the structure toward lower-scaled neighboring

structures.

The project is a sunroom addition to an existing house at its rear yard (on a corner lot, also visible from adjoining Center
street. The rear yard addition is a single-level structure with small deck/stair landings on each side. The sunroom has a
gable roof and siding similar to the existing house, extensive double-hung windows, and galvanized welded wire guardrails
at the deck/landings.

The massing and scale of the new addition and its roofs appear compatible with the existing house and neighboring
houses. The impact of the increased massing at the rear-yard 1-1/2 story addition will not significantly affect the house’s
impact on the street. The proposed addition’s impact appears to be minimal on adjoining lots 231 3 St. and 248 Center
St. as well.

2. The size and mass of a new °
structure should be

compatible with the size of
the property ®  Locate the garage to respect existing neighborhood patterns and minimize the garage’s impact on structure

massing and street face.

Ensure that the structure’s visible building envelope (bulk) is compatible with the property size and with
neighboring structures.

The addition creates additional building area footprint on a narrow, crowded site, but its smaller one-story massing and
location minimizes its impact on the overall neighborhood. The footprint of the house remains the same except for the
one story 13 x 14 rear-yard addition, which projects less than 15-0 further to the rear but is still 4-4 short of the rear yard
setback.

1
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3. A new structure should follow °
alignments that are

predominant on the street o . ! . . .
and compatible with ®  Maintain the traditional rhythm of the street face, the orientation pattern and the proportion of built to open

neighboring properties space of structures facing the street, including each side of a corner lot.

Respect the established structure location, alignments and open spacepatterns between neighboring
structures when locating a new structure.

®  Design the site footprint of a structure to be compatible with the existing lot coverage pattern of
neighboring structures.

The proposed addition does not affect front yard alignments. Adjoining lots on 3™ St. have a similar pattern of rear yard
additions and garage placements as well.

4. A new structure’s design should | o
respect the site’s natural slope
and features,

Ensure that grade changes do not change the character of the street face or the relationship of the structure to
neighboring structures.

. [ Respect the site’s natural slope and minimize cut, fill and retaining walls.

minimizing cut, fill and

. ®  Use structure stepbacks and stepdowns at t he slope to break up massing and continuous walls.
retaining walls

The proposed addition is in an area of the site between house and garage that does not appear to affect existing grades,
trees or other existing natural features.

5. Consider front porch ®  Use an unenclosed single story front porch to break up a structure’s massing on the street face.

element in design of new

structures

The proposed additions do not alter the front facade or front porch.

6. A new structure.should be ®  Use an unenclosed single story front porch to break up a structure’s massing on the street face.
detailed as four-sided ) - i ) ] ) ) )
architecture ®  Arrange openings to reflect the traditional alignment of openings in neighboring structures to avoid large,

unbalanced wall expanses.

The proposed additions appear to be compatible with the existing house in massing, form and detail, with similar windows
siding, trim and details. The base skirt material of galvanized corrugated steel is similar to the existing garage.

7. Consider neighbor views, privacy | o
and sunlight in placement and size
of a new structure’s elements.

Locate decks, balconies, and pools to consider privacy of neighboring properties.
e Minimize interruption of the sunlight, skyplane, and views for neighboring structures.

The footprint of the house is expanding only minimally, and the location of the addition seem to be located in a way to
reduce its impact on neighbors.

2
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Residential Review Permit Application
350 Highway 7, Ste 230

THE CITY OF Excelsior, MN 55331
. EXCELSIOR 952-653-3674
3 o M INNESOTA Email permit to: permits@excelsiormn.org
Name: CHRIS NORTON Business Name: TREHUS BUILDERS
Address: 4725 OLSEN MEMEORIAL HIGHWAY
City: GOLDEN VALLEY State: MN Zip Code: 55422

Telephone: 612-729-2992 E-Mail:  permits@trehus.biz

Name: ADAM NAST
Address: 243 3RD ST .
City: EXCELSIOR State: MN I Zip Code: 55331

Telephone: 617-930-9007 E-Mail: adamnast@icoud.com

] Resideti Review Permit

o Sketch Plan -

Street Address: Zoning District (R-1or R-2): o

243 3rd st.

Property Identification Number(s) (PIN #s):

34-117-23-12-0064

Legal Description (attach if necessary):

Description of Proposal (attach additional information if needed):

Exeeds 25% Building Hardcover

Reason(s) to Approve Request (attach additional information if needed):

‘See attached

APPLICANT’S STATEMENT

This application should be processed in my name. | have completed all of the applicable filing requirements and, to the best of my
knowledge, the documents and information | have submitted are true and correct. | agree to reimburse the City of Excelsior for the costs
of professional Engineers and other Consultants hired by the City to review and inspect this proposal when the City is unable to do so with

existing in house staff. /)

e ‘H”f;[?};‘

OWNER'S STATEMENT
| am the owner of the above described property and | agree to this application.

il

Signature: Date: _amapps

Please see the attached checklist(s) for a list of plans and other information that must be submitted with this application and for other
important information. The checklist must be submitted with the application and the required submittals.
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Additional information attachment

Reasons to approve request:

#1 This project, in its current configuration, has passed the Planning Commission’s Residential
Review on 6.26.23

#2 The lot at 6,429 sqft is subject to the rules and regulations of lots up to 10,000 sqft. This lot
is 3,500 sqgft smaller than the max-sized lots subject to these standards. We are roughly 35%
smaller than the max.

#3 We have missed the 1 % story knee wall exemption. The majority of our second floor has a
low knee wall, but it is closer to 5’. We do believe that the look does contribute to the character
of the neighborhood and would not be affected by our addition. (see photo below)

#4 We have 219 sqft of uninhabited square footage that is our open porch. This contributes to
the character of the home and neighborhood, but is counted against our building coverage,
without providing habitable space for the owners.
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THE CITY OF

MINNESOTA

¢. EXCEL SIOR Residential Review Permit Submittal Requirements

1 Prevailing neighborhood streetfront
setback: (Guidelines #3 and #7)

Average setback on block (est.)

Proposed new house setback Notchanged

2. Is the pattern of homes on in your
neighborhood 1,1 ¥, or 2 stories high?
(Guidelines #1 and #7)

Stories 1 1-1/2 2
House on right m a a
House on left o 0 B
House to rear O ] O
Prevailing on block ] L) (]
Proposed new house 0« e m

Avhttion |6 mfF pack ok PES.

3. Prevailing front porch pattern in your
neighborhood: (Guidelines #1 and #5)

Front Porch None
House on right (] ]

House on left

House to rear
Prevailing on block
Proposed new house

O O ®m @

B 8 0O O

NA

4. Prevailing garage location pattern in your

neighborhood: (Guidelines #1 and #2)
istall  2stall  3stall
garage garage garage

House on right | m m
House on left a 2 m
House to rear ] | O
Prevailing on block a o
Proposed new house O # o N2y

5. Is the proposed addition or structure
compatible in form and detail with the

design character of the main house?
(Guideline #2)

Yes, in materials, look and color

If the proposed addition or structure
location, setbacks, size or general design
character does not fit prevailing
neighborhood patterns, how do you
propose to reduce its impact on the
neighborhood and streetscape?:

NA

Does the proposed addition or structure

work with natural slopes and contours of
the property? (Guideline #4)

B Structure sited parallel to slope

B Building designed to reduce cut and fill
(minimize retaining walls)

B Landscaping incorporated into grading

changes
Notes: Landscape to be by others

Will the proposed addition or structure
significantly affect your neighbor’s access to
sunlight in adjacent yards, patios or rooms?
(Guideline #7)

House to right: N°

House to left: No

House to rear: No

Notes:

Residential Building Permit Review Requirements

Page 4 of 7
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9. How will you mitigate any negative sunlight neighboring structures to avoid unbalanced
impacts on neighbors? (Guideline #7) solid wall expanses.
B | ocate structure on lot to minimize impact
B Adjust building height, or portions of 13. Have you spoken to your neighbors about
building, to minimize impact the proposed addition or structure?
B Other: Single Story Addition B Yes
o No

10. Will the proposed addition or structure
significantly affect your neighbor’s privacy?
(Guideline #7)

0 House to right: No

o House to left; No

o House to rear: No

M. How will you mitigate impacts on neighbors’
privacy? (Guideline #7)
o Offset/locate windows to reduce impact
B Decks, balconies, and pools, as applicable,
positioned away from windows of
neighboring properties
& Use landscaping elements for screening
o Other:

12. How is the structure detailed as four-sided
architecture?
& Solid to void ratio is related, and there is
consistent detailing on all sides to those of
neighboring structures.
= Openings are arranged to reflect
traditional alignment of openings in

Residential Review Permit Application Submittal Requirements Page 50f 7
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City of Excelsior Land Use Review
350 Highway 7, Ste 230 e Excelsior, MN 55331 H H
(952) 653-3674 Application

APPLICANT INFORMATION

Name: CHRIS NORTON \ Business Name: TREHUS BUILDERS

Address: 4725 OLSEN MEMORIAL HIGHWAY

City: GOLDEN VALLEY State: MN | Zip Code: 55422
Telephone: 612-729-2992 E-Mail: permits@trehus.biz

OWNER INFORMATION (if different)

Name: ADAM NAST | Business Name:

Address: 243 3RD ST.

City: EXCELSIOR State: MN | Zip Code: 55331
Telephone: 617-930-9007 E-Mail: adamnast@icloud.com

TYPE OF APPLICATION (check all that apply)

o Comprehensive Plan Amend o Design Standards o Subdivision
o Rezoning o Sketch Plan Review o Admin Subdivision
o PUD - Concept Plan o Conditional Use Permit/IUP o Preliminary Plat
o PUD - General Plan x Variance o Final Plat
o PUD - Final Plan o Appeal of Zoning Decision o Other
PROJECT INFORMATION
Street Address: Zoning District:
243 3RD ST. R2

Property Identification Number(s) (PIN #s): 34.117-23-12-0064

Legal Description (attach if necessary):

Description of Proposal (attach additional information if needed):

Maximum Building Coverage variance: Exceeds 25% Building Coverage

Reason(s) to Approve Request (attach additional information if needed):

See attached

APPLICANT'’S STATEMENT

This application should be processed in my name. I have completed all of the applicable filing requirements and, to
the best of my knowledge, the documents and information I have submitted are true and correct. I agree to
reimburse the City of Excelsior for the costs of professional Engineers and other Consultants hired by the City to
review and inspect w;s proposal when the City is unable to do so with existing in house staff.

7 ,'/

WL Date: 4124125

OWNER'S STATEMENT
I am the owner of thg above described property and I agree to this application.

Signature: [%

Please see the attached checklist(s) for a list of plans and other information that must be submitted with this
application and for other important information. The checklist must be submitted with the application and the
required submittals.

Signature:=——4

Date: 4/24/25
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Additional information attachment

Reasons to approve request:

#1 This project, in its current configuration, has passed the Planning Commission’s Residential
Review on 6.26.23

#2 The lot at 6,429 sqft is subject to the rules and regulations of lots up to 10,000 sqft. This lot
is 3,500 sqgft smaller than the max-sized lots subject to these standards. We are roughly 35%
smaller than the max.

#3 We have missed the 1 % story knee wall exemption. The majority of our second floor has a
low knee wall, but it is closer to 5’. We do believe that the look does contribute to the character
of the neighborhood and would not be affected by our addition. (see photo below)

#4 We have 219 sqft of uninhabited square footage that is our open porch. This contributes to
the character of the home and neighborhood, but is counted against our building coverage,
without providing habitable space for the owners.
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Variance Application: 243 3™ St. Excelsior, MN 55331
We are seeking a variance for the Building Coverage limit for a proposed Sunroom addition.

1. What are practical difficulties that would prohibit reasonable development without a variance?

- Lot Size: The lot size is unusually small: 6,429 sq. ft.

- The Building coverage requirement of 25% of the lot area is a requirement for lots up to an area of
10,000 sq. ft.

- This property is more than 35% smaller than the maximum lot size subject to this requirement.
Because the Building Coverage Limit is calculated as a percentage of the Lot Area, the small lot size
creates practical limits for development.

2. What are the unique circumstances on the property that create practical difficulties?

- Existing Covered Porch: The existing home (Built in 1910) has an open, covered porch at the front of
the house. Because the porch has a roof, it counts as part of the Building Coverage, without
providing habitable, interior space.

- This, coupled with the small lot size further restricts the usable space in the home.

- Small Upper Level: The zoning requirements provide an increase for building coverage when the
upper level meets the requirements to be defined as a half-story. The existing upper floor has low
knee walls and the roof line lowers the ceiling height on the upper level. This visually reduces the
visual scale of the house, and the usable floor space, but does not satisfy the strict requirements for
a half story.

3. What other alternatives have you considered that do not require a variance? Why are those
alternatives not acceptable?

- The goal was to increase the living space within the home, and create a strong connection to the
rear yard space.

o We considered enclosing the open porch. This was not acceptable for the following reasons:
= The existing front porch does not comply with current front yard setback
requirements.
= The existing porch is narrow and impractical as an enclosed space for gathering or
entertaining.
=  The existing porch is on the front of the home which is the public side of the house.
The front yard is narrow and less suitable for outdoor activities than the rear yard.
4. How is the variance not the result of deliberate actions of the applicant or property owner?

- The Lot size is the primary impediment to complying with the Building Coverage requirements. This
was established long before the current ownership

- The original house with the front porch and reduced upper floor existed prior to the current
ownership

5. How does the Variance, if granted, not alter the essential character of the locality (neighborhood)?

- The proposed addition is not visible from the street or public right of way.

- The original home has features like a covered front porch, and a reduced height which contribute
positively to the character of the neighborhood. The proposed addition draws inspiration from these
features, and replicates materials and details from the existing structure to create a harmonious
whole.

6. How is the Variance consistent with the Comprehensive Plan?

- The existing historic home is maintained and improved with practical improvements for the current
(and future) owners. The design takes care to preserve the character of the original home, which
contributes positively to the neighborhood and community.
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Nast Sunroom Addition
243 3rd Street Excelsior, MN 55331

CONTACT:

Chris Norton: PROJECT MANAGER
John Enloe: ARCHITECT

Grace Ducat: INTERIOR DESIGNER

D Approve Plans

D Approve Plans With Noted Changes

eeeeeeeeeeeee

eeeeeeeeeeeeeeeee
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A4.0 BUILDING SECTIONS
A5.0 INTERIOR ELEVATIONS
A5.1 DETAILS & WALL SECTIONS
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Established 1982 | License BC001474
5. CONTACT PROJECT MANAGER BEFORE INSTALLING
PLUMBING OR MECHANICAL RUNS THAT WILL REQUIRE
A SOFFIT. CONSTRUCTION OF NEW SOFFITS NOT
OTHERWISE SHOWN ON THE PLAN TO ACCOMMODATE
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CAN PROCEED.

Copyright © TreHus Builders, Inc. 2025
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DESIGNER AND PROJECT MANAGER BEFORE WORK
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%" MDO PANEL WITH BATTENS

1 SECTION AT SOFFIT

)

11/2"= 10"

STORM WINDOW
1/2" WOOD STOP
WOOD STOOL

ALL PRIME PAINTED TRIM

PITCH PLATE TO EXTERIOR. WINDOW WRAP OPENWG\

2" X 3/16" SB #337 PRFJT

2X6 INSULATED R-19 PONY WALL AT EXTERIOR

1/2" MDO PANEL

1X 4 BASE PRIMED TME AT INTERIOR OF EX. RESIDENCE

2" X 3/4" T&G MAPLE FLOOR TME AT ADJACENT KIT

CHEN

3/4"SUBFLOOR ————— [

)

2X10JST. _— |

(2)2 X10 SET ON NOTCHED 6X6 COLUMNS AT
NON CORNER CONDITIONS. CORNERS TO
BE ATTACHED W DBL HANGE!

R-30 INSULATION SPRAY FOAM

FLASHING

2X10 JOIST HANGER

1/2" PT PLYWD

BLOCKING BETWEEN COLUMNS FOR SUPPORT OF
CORRUGATED STEEL AND CRITTER SCREEN

T FLASHING

R-49 INSULATION

PROVIDE 1" AIR CHUTE
FOR ROOF VENTILATION

ASPHALT SHINGLES- TME
OVER 5/8" PLYWOOD SHEATHING
(ICE & WATER / FELT PAPER TO CODE)

DRIP EDGE FLASHING

6" HALF ROUND GALVENIZED GUTTER -TME

1x8 SMOOTH FASCIA
OVER 2x SUBFASCIA
W/ AC PLYWOOD SCOFFIT - CON'T. VENT
1X8 SMOOTH FASCIA
SPRAY FOAM CAVITY

HEAD FLASHING

PLYWD BOARD AND BATTEN -TME DETAILS
OF RESIDENCE

4" LAP SIDING BELOW WINDOWS

1X10 BELLY BOARD TO TIME OUT WITH
EXISITING APRON BOARD ON RESIDENCE

[ — CORRUGATE STEEL SKIRT

SECTION AT SILL

22 = 10"

EXISTING WALL
CONSTRUCTION

N

6" MIN.
0

NOTES:
- INSTALL ICE & WATER SHIELD (MIN. 36" WIDE)
BEHIND DECK RIM
- PREDRILL DECK RIM & FILL HOLES W/SILICONE
USE 5" LEDGERLOK SCREWS TO ATTACH.
-DECK TENSIONERS DTT2Z Z-MAX
- MIN. OF 6" OF FLASHING INSTALLED OVER DECK RIM
- SILICONE TOP EDGES OF DECKRIM TO ICE &
WATER
SHIFID

ICE & WATER SHEILD
COUNTER FLASHING (ICE & WATER SHIELD)

2-1,"X %" T&G MAPLE FLOORING ON %
SUB FLOOR AT
CEDARRIRB.DECKING ON JOISTS AT
EXTERIOR

3 SECTION AT CONNECTION TO HOUSE

EXISTING —
FOUNDATION
AND FLOOR
ASSEMBLY

o

L—FLASHING

JOIST HANGER SGL LUS210Z Z-MAX
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AT

INTERIOR)

> PLYWD
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EVERY SPACE HIGH/LOW

11/2" = 1'-0"

EXISTING HOUSE EXTERIOR
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EXISTING WALL.

WALL PANEL PULLED AND LAP BUILDING PAPER ©
OVER NEW FLASHING. MIN. OF 6"UPWALL —@8 —— |

2XTRUSS'16"0.C. \
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SPRAY FOAM ﬁ\/

I
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Second Floor

108"

First Floor Clg
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DECKING & FLASHING

EXISTING WALL
CONSTRUCTION\

1"CLR. BETWEEN \

6" MIN.

ICE & WATER SHEILD

COUNTER FLASHING (ICE & WATER
SHIELD)

5/4x6 CEDAR DECKING

EK

FLASHING
| JOIST HANGER SGL LUS210Z Z-MAX

2X10 TREATED JOIST

2X10 TRTD RIM LAGGED

EXISTING —<

FOUNDATION
AND FLOOR
ASSEMBLY

W/ 5" LEDGERLOK 16" O.C.
EVERY SPACE HIGH/LOW

NOTES:

- INSTALL ICE & WATER SHIELD (MIN. 36" WIDE)

BEHIND DECK

PRE:E DRILL DECK RIM & FILL HOLES W/SILICONE
USE 5" LEDGERLOK SCREWS TO ATTACH.

-IF POSSIBLE USE DECK TENSION DTT2Z Z-MAX

- MIN. OF 6" OF FLASHING INSTALLED OVER DECK

RIM
- SILICONE TOP EDGES OF DECKRIM TO ICE &

WATER
SHIELD
7).CONNECTION AT RIM
11/2"=1-0"
LIVE STOCK WIRE
L SBL #473 CEDAR 9/16" X 1 1/4"

TN

3

1X6 CEDAR TOP RAIL ABOVE SHOWN DASHED 1

4X4 CEDAR VERT POST

2X4 CEDAR BOTTOM RAIL

PLAN DETAIL AT RAIL SYSTEM

11/2"=1-0"

‘ SEE S.1 FOR STRUCTURAL INFORMATION ‘

/

4x4 SMOOTH CEDAR POST

CEDAR 5/4 X 6 DECKING

2X10PT JST.

[ ==

mh

\

\

(2)2 X10. BE@JNG BETWEEN 6X6 COLUMNS WITH HANGER

1 X CEDAR

2

RIM DETAIL AT DECK

11/2"=1-0"

NOTE:

MATCH EXISTING RAIL AT GARAGE

———— POST SETINTO ABU66 POST BASE- SEE 1/S.1

L CEDAR TOP RAIL

30"

[ ceDAR2x4
*:> SBL 473 CEDAR 9/167 X 1 114" STOPS TYP,
| 4xeHoG FENCING

= _— 4X4 SMOOTH CEDAR POST

L —— CEDAR2X4

/ 5/4 X 6 CEDAR DECKING

(===

4-0"VARIES

ELEVATION AT RAIL SYSTEM

6

11/2"=1-0"

CONTRACT SET
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BOTTOM OF CONCRETE PIERS
TO BE MINIMUM 60" BELOW

1/2" PLYWOOD OR 0SB WALL

SHEATHING, FASTEN W/ 8d

NAILS, 4" O.C. AT EDGES AND

JOINTS, 8" O.C. ELSEWHERE

SEE 2/S1 ELEVATION
FOR ADDN'L NOTES

12" DIA CONC PIER W/
3-#5 VERT TYPICAL,

FINAL GRADE TYPICAL 2-2%10 BELL BOTTOM TO
DIAMETER SHOWN
\ =
2 S
P = oM 12
18 A
3-2x10 DROPPED
S =) o S
STAIR BY & 3 I 3
CONTRACTOR \ & / & & !
! R :«'/_\‘.' 13
» . -
i Z A 2-2x10 I
~h T 18" N 12
24" 24"
v
3/4" PLYWOOD OR 0SB FLR
SHEATHING, FASTEN W/ 10d o
NAILS, 6" O.C. AT EDGES AND 2
(P JOINTS, 12" 0.C. ELSEWHERE 2
S 12"
B
¢

VERIFY EXISTING
CONDITION FOR

SUPPORT OF
LEDGER, NOTIFY 7

ENGINEER

777 777 7 77 777
S S S

STAIR BY
CONTRACTOR

BEAMS AND JOISTS
FLUSH UNO

ﬁ/ 6x6 POST TYP UNO
L

1
V\
SIMPSON LUS210 HANGER

AT 2x10, LUS210-2 HANGER
AT DOUBLE 2x10 UNO

EXTERIOR WOOD
DECKING AT DECKS

N

EXISTING FLOOR

/ 1\ MAIN FLOOR FRAMING AND FNDN PLAN

W 1/4" =1-0"

WALL SHEATHING AT EXTERIOR
WALL OF CHIMNEY, SEE PLAN

>\ LATERAL BRACING ELEVATION

AT EACH POST TYPICAL,
1-5/8" DIA A. BOLT (12"
EMBEDMENT)

W 1/4" = 1-0"

e p/ ALL LUMBER EXPOSED TO
7 WEATHER OR MOISTURE TO BE
2x10 LEDGER W/ 2-#14x4" LAGS 7 PRESSURE TREATED, ALL
AT 16" 0.C., VERIFY EXISTING RIM g HARDWARE AND FASTENERS TO BE
CONDITION, NOTIFY ENGINEER % GALVANIZED
/
/
EXISTING FNDN WALL 7
AND FOOTING TYPICAL 7
Z
/.
/
PLAN NORTH
SIMPSON LSTA12 AT
CHIMNEY CORNER END
POSTS, NAIL TO RIMS
SIMPSON BC6 POST
CAP TYP AT ALL POSTS
2x6 DIAGONALS
W/ 4-16d NAILS
EACH END
SIMPSON ABUG6 POST BASE

612-827-7825
mmyeng.com

Mattson Macdonald Young
structural engineers

105 5th Ave S, Suite 100
Minneapolis, MN 55401

I hereby certify that this plan, specification or report
was prepared by me or under my direct supervision

and that I am a duly licensed Professional Engineer

under the laws of the State of Minnesota.

Date: 5-15-23 MN Reg. No. 40119

PERMIT SET
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l—

MATERIAL STRENGTHS LLI
Reinforcing Steel Deformed Bars - ASTM A615, Gr. 60, Fy = 60 ksi I

Concrete f'c = compressive strength in 28 days 4,000 psi unless noted otherwise E

Lumber Dimension lumber No 2 Hem-fir or No 2 S-P-F m

Treated dimension lumber No 2 SYP u_l

LVL 2.0E6 grade, Fb=2,950 psi (a1

DESIGN LOADS

Floor Live load 40 psf
Roof Snow load 40 psf

DESIGN CODES
Minnesota State Residential Building Code
EXISTING CONDITIONS

Contractor shall verify all dimensions, elevations, and details of existing structure that affect this work and
notify engineer if there are any deviations from the contract documents.

Architects + Interior Designers + Builders

1/2" PLYWOOD OR OSB WALL

SHEATHING, FASTEN W/ 8d GENERAL SOIL NOTES
NAILS, 4" O.C. AT EDGES AND 1 : .
JQIN'|S"5 8'9(5.& ELSE&VI—?ERE The structure has been designed using a presumptive load-bearing value of 2000 psf in accordance with 4725 Olson Mcmnrlal HW§
' Table R401.4.1 of the IRC on virgin soil or compacted granular fill for footings. Remove all top soil, aneapohs, MN 55422
uncompacted fill, or other poor soil from the construction area. Slope the site to drain away from the 612.729.2992
building. Install drain tile. Backfill with granular soils.
1-2x6 TRIMMER WWW.TREHUS.BIZ

E‘ ; AND 1-2x6 KING
CONCRETE
2-2x6 7-9%6 39%6 47/ STUD TYP UNO

Portland cement shall be ASTM C150, Type I. Provide concrete aggregates meeting the requirements of
ASTM C33. Water shall be clean, free of deleterious amounts of acids, alkalis, or organic materials, and sha

2-2%6 MULLIONS be potable. Workability of the concrete shall be maintained so that concrete will completely fill forms DATE Notes
L TYPICAL without voids and will embed and bond to reinforcing without separation of materials. Protect fresh 5-15-23 PERMIT
il HA—/ concrete from premature drying and excessively hot or cold temperatures and maintain with minimal
moisture loss at a relatively constant temperature above 55 degrees Fahrenheit. Provide wire, plastic, or
© © /SIMPSON H2.5 ANCHORS AT precast concrete spacers, chairs, slab bolsters, support bars, etc. for support of reinforcing steel in proper
Q ,{j -« EACH TRUSS BRG LOCATION position while placing concrete.
N ~
FASTEN FIRST TRUSS OR ROOF TRUSSES WOOD FRAMING
LEDGER TO EXISTING WALL W/ aal AT 24" O.C. M
2-#12 x 3" LAGS TO EA STUD | 5/8" PLYWOOD OR 0SB ROOF Comply with Minnesota building code.
4/—‘/ SHEATHING, FASTEN W/ 8d
NAILS, 4" O.C. AT EDGES AND

JOINTS, 8" O.C. ELSEWHERE

—] EXISTING BEARING WALL
W/ HEADERS AT OPENINGS

243 3td Street Excelsior, MN
55331

Jane Lazynski 3 Season Porch

PLAN NORTH

I hereby certify that this plan, specification or report
was prepared by me or under my direct supervision

and that I am a duly licensed Professional Engineer

under the laws of the State of Minnesota.

LOW ROOF FRAMING PLAN Mattson Macdonald Young )
AR Q.0

structural engineers |
\\Szj 1/4r=1-0 105 5th Ave S, Suite 100 7
Minneapolis, MN 55401

 612-827-7825 Dae:_ 51523 wnReg No. 40119
| mmyeng.com

Copyright © TreHus Builders, Inc. 2022
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- NEW JUNCTION BOX ABOVE
OR BELOW EXISTING

FIRST FLOOR - ELECTRICAL

NORTH

1/4" = 10"

NP

ELEC./MECH. NOTES

|. SEE SELECTION SUMMARY SCHEDULE FOR PRODUCT
SPECIFICATIONS.

II. DEVICES AT CABINETS AND PANELED WALLS
SHOULD BE ROUGHED INWITHA TAIL TO
ACCOMMODATE PRECISE LOCATION IN FINISHED
SURFACE. CONFIRM DEVICE COLOR WITH DESIGNER
AT THESE LOCATIONS.

[Il. PROVIDE LINE ITEM PRICING FOR ITEMS LABELED
"OPTION".

IV. UNLESS OTHERWISE NOTED, NEW SWITCHES AND
RECEPTACLES SHOULD BE MOUNTED AT THE SAME
HEIGHTS AS EXISTING DEVICES IN THE SAME ROOM.
(SEE INTERIOR ELEVATIONS.)

V. CONTACT PROJECT MANAGER BEFORE INSTALLING
PLUMBING OR MECHANICAL RUNS THAT WILL REQUIRE
A SOFFIT. CONSTRUCTION OF NEW SOFFITS NOT
SHOWN ON THE PLAN TO ACCOMMODATE THIS WORK
MUST BE APPROVED BY DESIGNER AND PM BEOFRE
WORK CAN PROCEED.

VI EXISTING ELECTRIC DEVICES ARE NOTED "X" OR

X

ELECTRICAL / MECHANICAL SYMBOLS

SYMBOL DESCRIPTION SYMBOL DESCRIPTION
CELNG WAL LIGHTING / DEVICES RECEPTACLES / MISC.
O  -©- | RECESSED NCANDESCENT 5'UNO) P DUPLEX RECEPTACLE
o> DIRECTIONAL LIGHT (4" UN.0) FLOOR RECEPTACLE
o’ PUCK LIGHT q.I.P RECEPTACLE 240V
-¢- q: SURFACE INCANDESCENT = PLUGMOLD
= UNDER CABINET LIGHT @ DEDICATED RECEPTACLE
KX A FLOOD LIGHT 772 POWER / DISTRIBUTION PANEL
X CEILING FAN OUTLET _— — | HIDDENNMCABLE/CONDUIT
© EXHAUST FAN — P NM CABLE | CONDUIT UPIDOWN
@ @ CARBON MONOXIDE / SHOKE DETECTORS (e} DOORBELL CHIME
SWITCHES ABBREVIATIONS
$ SINLGE POLE SWITCH wp WEATHER PROOF
jﬁa 3WAY SWITCH GFl GROUND FAULT INTERRUPT
$D DIMMER SWITCH PS PORCELAIN SOCKET
$ F FAN CONTROLLED SWITCH W LOWVOLTAGE
Hol PUSH BUTTON X EXISTNG
MECHANICAL
@ THERMOSTAT = FLOOR/ CEILING SUPPLY
1 VIALL SUPPLY X FLOOR / CEILING RETURN
J/ WALL RETURN ‘IEAS oS

CONTRACT SET
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VIEW 1 - SOUTHEAST (RIGHT)

VIEW 2 SOUTHEAST (RIGHT)
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VIEW TO NORTHWEST (LEFT)

VIEW TO NORTHEAST (BACK)
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VIEW TO NORTHEAST ADDITIONAL (BACK)
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Item: 4.B.
THE CITY OF
-34#. EXCELSIOR

ITEM REPORT

To: Planning Commission

From: Julia Mullin, Community Development Director

Meeting Date: June 23, 2025

Department/Office: Community Development

Item Name: Public Hearing, 210 George Street, Residential Review Permit and
Variance (PC No. 25-07)

Summary:
APPLICANT John Carey, Lake Country Builders, 331
N 2nd St, Excelsior, MN 55331
PROPERTY OWNER Mike Coughlin, 210 George St, Excelsior,
MN 55331
LOCATION 210 George Street
CASE NO. PC No. 24-07
60/120 DAY REVIEW DEADLINE August 4, 2025/ October 3, 2025
BACKGROUND

Section 42-6 of the Excelsior Zoning Ordinance states that Residential Review Permits
are required in the R-1 and R-2 zoning districts for:
New construction, additions or remodels that result in the:

(1) Increase of volume of a principal or accessory structure requiring a building permit.
(2) Reorientation or change in setbacks of a principal structure or accessory structure
requiring a building permit.

The applicant is requesting a Residential Review Permit (RRP) for the demolition of the
existing one-car detached garage and the construction of a new addition which includes
a two-car attached garage with second floor living space, increasing the size of an
existing single-family home at 210 George Street. Variances from the maximum building
coverage standard as well as the rear and side yard setback requirements are needed.
Removal of the detached garage reduces the maximum lot coverage as compared to
the existing condition.

The addition consists of:

1. A two-story addition that will add approximately 673 sq ft new building coverage to
the lot. The new two-car garage is approximately 560 sq ft and the second-floor
addition will add 777 sq ft of living space above the garage. The total new square
footage of the addition will be approximately 1337 sq ft. The proposed addition will
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replace the existing 400 sq ft one-car garage on the property. The project will also
include the removal of an existing driveway and the addition of a new ribbon driveway
and parking pad, and a small change to the front entrance to add a roof over the
landing.

1. RESIDENTIAL REVIEW PERMIT APPLICATION REVIEW

NEIGHBORHOOD CHARACTER

The neighborhood is a mix of one, one and a half and two-story homes. The existing
home built was built in 1910. The property at 210 George Street and adjacent parcels
are relatively narrow lots that reflect the historic nature of the neighborhood. There are
new larger homes (2 story) as well as original homes (1.5 — 2 story) on the block.

There is an existing single-family home on the parcel and a detached one-car garage.

DETAILS/ANALYSIS

Standard Required - R2 Existing Proposed

District

Minimum Lot Area | 10,000 sf 6,431 sf 6,431 sf
Minimum Lot 60 feet 55' 55'

Width

Rear Yard Setback | 35 feet Approx. 50' Approx. 27
Front Yard 20-30 feet Approx. 20' Approx. 20'
Setback* Front porch may

encroach up to 6'
into front setback

Side Yard Setback | 16' total (no less 4'/20' existing home | 4'/20' existing home

than 7' on one side) 5'10"/25' proposed
addition**

Driveway Setback |3' from side Approximately 3' 4'

property
Maximum Building | 25% (1,607 sq ft) 1,120 sf (17%) 1,793 sf (27.8%)
Coverage
Maximum Lot 42% (2,701) 2,966 (46.1%) 2,762 sf (42.9%)
Coverage

* The front yard setback of a principal structure (or addition thereto) shall be no closer to
the street than the average of the front yard setbacks for the principal structures on
either adjacent lot on the same block and same side of the street provided that it shall
not be closer than 20 feet from the front property line. (Sec. 41-3)

** new addition improves upon the existing setback condition by 1 foot.
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The Addition and Building Coverage: An attached two-car garage added to the home
with second floor living space. The proposed building coverage is 185 sf over the
maximum permitted. (The parcel is 6,431 sf.)

Maximum Existing Proposed Variance

Permitted Requested
Building 25% (1,607 sf) [17% (1,120 sf) [27.8% (1,793 2.8% (185 sf)
Coverage sf)

The Addition and Rear and Side Yard Setbacks: Due to the narrow width of the
existing lot the addition must be placed to the rear of the home. The proposed addition
requires a variance of eight (8) feet from the rear yard setback requirement. The
existing house has a side yard setback of four (4) feet from the western property line, a
legally nonconforming setback. The new addition increases (improves) the side setback
to approximately 5’ 10” but it is still less than the minimum seven (7) foot side yard
setback allowed in the ordinance. The proposed driveway will be located four (4) feet
from the eastern property line and meets driveway setback requirements.

Required R-2 | Existing Proposed Variance
District Requested
Rear yard 35' Approx. 50' 27 8'
setback
Side yard 16' total (no 4'/20' Approx. 2'2"
setback less than 7' on 5'10"/25'
one side)

Exterior Materials: Hardie Lap Siding
Landscaping and Tree Preservation: No trees are impacted by the proposed addition.

Stormwater Management: A stormwater best management practice (BMP), required
for new construction in the R1 and R2 zoning districts, is not required for the
construction of an addition. However, the applicant has proposed to install a rain garden
at the back of the site and direct downspouts to the rain garden location. The parcel
slopes significantly left to right, at the rear the change in elevation is 7°, and the rain
garden will improve stormwater conditions on the parcel by preventing water from
draining onto the neighbor’s parcel as is the condition today.

Neighborhood Notification and Opportunity to be Heard

As required by Ordinance Section 42-7 (c) Neighbor Notification and Opportunity to be
Heard, property owners within 500 feet of the property have been mailed notice of the
meeting and the opportunity to provide feedback at the regularly scheduled Planning
Commission meeting on June 23, 2025.
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RRP Criteria
The City Architect’s review is attached. The following, in italics, is Planning Review.
(Staff’'s comments on revised plans are in italics.)

1. Massing and scale of new structure should be compatible with neighboring
structures.

The fagade of the original home will be preserved. The addition does not significantly
impact the streetview of the home. The addition is large and its position behind the
home will be somewhat noticeable from public view because the peak of the addition’s
roof (3’ — 3'10”) will be visible from the street. This will change the original roof line but
does not necessarily detract from the character-defining elements of the home. The new
addition also has dormers that work to blend the new addition to existing home’s style
and character. During the pre-application period, the applicant worked with staff and
reduced the height of the addition, reduced the size of the garage, and added dormers,
thereby reducing the size of the side setback, rear setback, and building coverage
variances required.

2. The size and mass of a new structure should be compatible with the size of the
property.

The addition will add 673 sf of building coverage to the rear of the home (the existing
detached garage will be removed). The addition is centered at the rear of the home
which extends the home’s footprint but keeps the addition pulled in from the parcels on
either side providing more open space. The addition improves the side yard setback on
the right side. The two car garage will benefit the homeowners and fulfill modern needs.
The second story of the addition causes the overall addition to feel large. However, the
building coverage remains below what is allowed for a 1.5 story home, and the dormers,
varying roof heights, slope of the parcel, location of the addition at the rear of the home,
and removal of the existing detached garage mitigate the massing.

3. A new structure should follow alignments that are predominant on the street and
compatible with neighboring properties.

The front yard setback will not change and the proposed addition is at the rear of the
home.

4. A new structure’s design should respect the site’s natural slope and features,
minimizing cut, fill and retaining walls.

The proposed addition respects the sites natural features and does not propose
substantial grade changes. Existing retaining wall on the right side of the property will
remain.

5. Consider front porch element in design of new structures.
The addition is at the rear of the home. There is an improved front entryway proposed
as part of the project.

6. A new structure should be detailed as four-sided architecture.
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The addition and garage have 4-sided architectural details that are compatible with
those on the existing house.

7. Consider neighbor views, privacy and sunlight in placement and size of a new
structure’s elements.

The views, privacy and sunlight of the neighbors will be somewhat impacted. The rear
yard of the subject parcel shares property lines with three adjacent parcels. Removing
the existing detached garage opens up space between the subject home and the home
to the left. The home on the right is located 35’ from the proposed addition.

2. VARIANCE ANALYSIS

The applicants are requesting a variance of 186 sf (2.8% of lot area) from the building
coverage maximum permitted. (Sec. 41-5). The applicants are also requesting an eight
(8) foot variance from the rear yard setback. Lastly the proposed addition requires a
side setback variance of two feet and two inches (but improves the existing legally
nonconforming side yard setback).

According to the information provided by the applicant, the existing property is over the
maximum lot coverage standard of 42% by 4.1% or approximately 265 sq ft. This would
be considered an existing non-conformity. The addition will reduce this nonconformity
by removing lot coverage. The new lot coverage nonconformity will be reduced from
4.1% (265 sq ft) to 0.9% (61 sq ft.)

Variance Review Criteria
The Excelsior Zoning Code, per MN Statute, requires that a variance request be
evaluated according to the following criteria:

1. Is the property owner proposing to use the property in a reasonable manner
not permitted by the ordinance?

It is a goal of Excelsior’s to preserve existing homes and to encourage renovations and
updates. This is a single-family home with an existing detached garage and the property
owner proposes adding a new two-car garage to the rear of the home that will replace
the existing garage and add living space to the second floor of the home. A two-car
garage is a reasonable addition to a single-family home.

2. Is the plight of the property owner due to circumstances unique to the
property that have not been created by the landowner?

The parcel is small at 6,431 sq ft. The owners’ home and surrounding homes have
varying lot sizes due to the historic nature of the neighborhood. The homeowners did
not cause the lot size that makes it difficult to conform to modern zoning standards. The
request is to add an attached two-car garage and second floor addition and a new
driveway (that aids in reducing impervious surface coverage). The owners require
variances for the rear and side yard setbacks and maximum building coverage.
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The city requires a 35-foot setback from the rear property line. The property owners are
asking for an eight (8) foot variance so that the new rear setback will be 27 feet. The
survey shows an alley to the south of the property. The alley adds distance from the
neighboring property which reduces privacy concerns. The existing small lot causes the
proposed addition to be placed in a way that requires a rear yard setback variance.

The proposed addition also requires a side yard setback variance - the proposed
addition will be approximately five feet ten inches (5’ 10”) from the western property line.
The Code requires a minimum side setback of (7) feet. The existing home sits four (4)
feet from the property line. The applicant was aware of the nonconforming side setback
and improved the side setback of the addition. The placement of the addition is hidden
behind the existing house on either side.

Lastly, the proposed addition requires a variance for maximum building coverage. The
maximum building coverage in the ordinance is applied to lots 10,000 sq ft or smaller. If
the homeowners had a 10,000 sq ft lot their proposed building coverage would be 19.93
% well under the maximum 25%. The small parcel size associated with the historic
neighborhood causes the circumstances that make an addition difficult without a
building coverage variance. The requested variance keeps the total building coverage
under 30%, which is what the City allows for a 1.5 story home.

3. Will the variance, if granted, alter the essential character of the area?

The character of the area is a single-family neighborhood made up of one and a half
and two story homes. The addition does not significantly impact the essential character
of the area. According to plans submitted by the applicant, the new addition respects
the existing style and materials of the existing home. The addition is relatively large on
the parcel, yet there will be minimal impact from public views onto the site with the
proposed addition as it is located in the rear of the structure. The main impact will be the
gable roof peak of the second-floor addition that will be visible over the existing roof line,
and the increased bulk in the rear yard — however, the detached garage will be
removed, offsetting the increase.

4. If a variance is granted, will the outcome be (a) in harmony with the purpose
and intent of the ordinance, and (b) consistent with the Comprehensive Plan.

The proposal meets the following Goal of the Comprehensive Plan for Residential
Areas. City policy supports the enhancement of housing and residential neighborhoods.
Goal: Maintain the Community’s image and desirability as a great place to live and raise
a family by preserving and enhancing the quality, character, safety and appeal of
residential neighborhoods and developments, and providing diversity in its housing
stock and unit types.

Rear yard setback variance: The intent of a rear yard setback is to prevent

overcrowding and preserve privacy. The survey shows an existing alley that is behind
the property. This alley provides a buffer between the 210 George Street and the
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property that abuts the rear property line, 428 William St.

Side yard setback variance: The intent of a side yard setback is to prevent overcrowding
and preserve privacy. The existing house is nonconforming and has a side yard setback
of four (4) feet. The proposed addition must be attached to the rear of the home, so it
also encroaches into the side yard. However, the homeowners have increased the side
yard setback to five foot ten inches (5°'10%).

Building coverage variance: The intent of a building coverage standard is to ensure
adequate open space on a parcel and to reduce impacts among parcels. This proposed
addition is at the rear of the residence, is centered at the rear of the home, and its
exterior detailing fits well with that of the existing home. All of these characteristics
minimize the impact of the addition on the neighborhood; however, the addition exceeds
the building coverage maximum. Despite being over 35% smaller than 10,000 sq ft lots
it is being compared to, the city ordinance requires that the home meet the same
requirements of a 10,000 sq ft lot. Excelsior promotes keeping existing homes and
encourages renovations to update these original homes rather than demolition and new
construction. The applicant kept the size of the proposed garage (22.8' x 23.3’) to a
minimum, and added 1.5 story detailing (dormers and varied roof line) to minimize the
impact of the added mass on the parcel.

The proposed addition meets the intended uses for the zoning district. The approval of
the variances and the construction of the addition would be in harmony with the purpose
and intent of the ordinance and consistent with the Comprehensive Plan. The reduction
in lot coverage and addition of a stormwater best management practice (BMP) improves
the conditions of the parcel and its impact on the neighboring parcel.

Public Hearing

As required by City Ordinance Appendix E, Section 6-6 — Procedures Variances, the
Planning Commission shall conduct a duly noticed public hearing on the Variance
application at their regularly scheduled meeting on Monday, June 23, 2025.

Recommended Conditions of Approval.
Staff recommends the following conditions with any approval of this Residential Review
Permit and Variance applications.

1.  The applicant shall obtain all necessary City, watershed district, and other
government entity permits and approvals including but not limited to building permits,
grading and erosion control plans, etc.

2. The plans shall be consistent with the plans included in the Planning Commission
packet dated June 23, 2025.

3. The RRP and Variance application shall expire one year from the date of adoption
of the resolution if not acted upon.
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Recommended Action:

The Planning Commission shall hold the public hearing for the Residential Review
Permit and Variance applications. The Planning Commission shall recommend approval
or denial of the RRP and Variance applications for the proposed additions at 210
George Street. Staff recommends that the Residential Review Permit application be
approved based on the project’s conformance with the Good Neighbor Guidelines and
that the Variance application be recommended for approval based on the findings in the
staff report.

Budget:

Attachments:

06 18 2025 - 210 GEORGE STREET - PLAN REVIEW
1_Residential Review Permit Application - signed
2_RRP Questionaire - 210 George St.

3_Land Use Application - 210 George St - signed

4 Narrative Questions - Variance Application June

5 Proposed Survey REV 6-2-25

6_05.29.25-Coughlin Variance Set

NN~
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“f/ THECITY OF

/ EXCELSIOR Excelsior Good Neighbor Guidelines PLAN Review
210 GEORGE STREET 06/18/2025

Guidelines (7) Review Criteria

1. Massing and scale of a new °
structure should be

compatible with
neighboring structures ®  Consider incorporating the following mass mitigation techniques to align with neighborhood patterns:

Ensure that the massing and scale of a new structure is visually compatible with neighboring structures, with
special attention to design of upper levels androofs.

®  Street facing gable

®  One story open front porch

®  Step-downs

®  Upper level components that are 1/2 story rather than full story

®  Roof planes that are broken up (no large unarticulated planes)

®  Offset structure components to break up bulk and large flat planes (gable and wing)
®  Separate components by breezeway or one story element

®  Garage located 60" back from front street

®  Highly creative design that reduces the perception of bulk

® A “tunnel effect,” which results from tall walls placed close together, should be avoided through one-story
additions or step-backs

®  Maintain consistency with the street wall on all sides (including corner lots) and design facade width to reflect
the established range of neighboring structure widths.

®  Ensure that the height of a new structure is within the height range of neighboring structures and floor-to-
floor heights are compatible with thoseof neighboring structures.

®  Position taller portions of a structure away from neighboring structures of lower scale to minimize looming
effects and shading of neighboring structures, or step down the structure toward lower-scaled neighboring

structures.

The project includes the removal of an existing deck, shed and street-facing garage near the rear of the house and an
addition to the existing house of a side-facing two-stall garage with living space above.

The immediate neighborhood is mostly 1-1/2 story homes, with some two-story. The massing and scale of the addition
and its integration with the existing house appears to be reasonably compatible with neighboring structures. Though the
addition is taller than the existing house, its location at the rear of the lot and overall form do not appear to negatively
affect the public streetscape or adjacent neighbors and appears to be visually compatible. The site’s lower grade elevation
and the existing fence atop the existing retaining wall along the west ( 200 George Street) — the addition’s nearest
residential neighbor - helps minimizes its impact (see attached elevation drawing). The applicant indicated
consideration was given to minimizing the height and size of the addition, making several changes to the original design
during pre-submittal design reviews to reduce height and break up roof profile and massing with roof dormers and
recessed elements.

2. The size and mass of a new °
structure should be

compatible with the size of
the property ®  [Locate the garage to respect existing neighborhood patterns and minimize the garage’s impact on structure

massing and street face.

Ensure that the structure’s visible building envelope (bulk) is compatible with the property size and with
neighboring structures.

The size and mass of the addition is reasonably compatible with the massing of the existing house. The addition’s footprint
is slightly larger than the removed existing garage footprint that it replaces, and its two-level massing impact is reduced by
being located toward the rear of the yard, behind the existing house. The lowering of the addition’s roof height and eaves
located lower than second floor window heads creates more of a 1-1/2 story effect at the side elevations, reducing its
impact on streetscape and neighbors.

1
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3. A new structure should follow °
alignments that are
predominant on the street
and compatible with ®  Maintain the traditional rhythm of the street face, the orientation pattern and the proportion of built to open
neighboring properties space of structures facing the street, including each side of a corner lot.

Respect the established structure location, alignments and open spacepatterns between neighboring
structures when locating a new structure.

®  Design the site footprint of a structure to be compatible with the existing lot coverage pattern of
neighboring structures.

The addition is at the rear of the house and west sides and does not affect front setbacks or alignments. By removing the
existing garage and attaching the new garage to the house at the rear, more open space is created at the driveway side
between house and the adjacent neighbor to east (218 George Street).

4. A new structure’s design should | o
respect the site’s natural slope
and features,

Ensure that grade changes do not change the character of the street face or the relationship of the structure to
neighboring structures.

. ° Respect the site’s natural slope and minimize cut, fill and retaining walls.

minimizing cut, fill and

- ®  Use structure stepbacks and stepdowns at the slope to break up massing and continuous walls.
retaining walls

The addition is located at the rear of the lot and indicates no retaining walls or extensive grading. With the removal of the
existing garage, site drainage is improved, including a rain garden, as site plan indicates.

5. Consider front porch ®  Use an unenclosed single story front porch to break up a structure’s massing on the street face.

element in design of new

structures

Though the addition is at the rear of the house, an new bracketed/cantilevered portico entrance roof has been added at
the front door.

6. A new structure.should be ®  Use an unenclosed single story front porch to break up a structure’s massing on the street face.
detailed as four-sided ) - i ) ] ) ) )
architecture ®  Arrange openings to reflect the traditional alignment of openings in neighboring structures to avoid large,

unbalanced wall expanses.

Generally, the elevator addition is well-designed and detailed in terms of integration with the existing house’s massing and
exterior materials. Its side-facing elevations includes dormer windows, which help break up the addition’s roof massing.

7. Consider neighbor views, privacy | o
and sunlight in placement and size
of a new structure’s elements.

Locate decks, balconies, and pools to consider privacy of neighboring properties.
e Minimize interruption of the sunlight, skyplane, and views for neighboring structures.

The greatest potential impact of the addition might be to the closest neighbor the neighbor to the west, 200 George St. The
addition’s location at the rear of the site and significant existing grade/elevation changes, and existing fence reduce its
impact on neighbors and the public street, and should not have a significant effect on views, privacy and sunlight. The
removal of the exiting garage provides more space and light to the site to the east (218 George Street).

2
Page 50 of 177



LEGAL DESCRIPTION:
Lot 1, SAMPSON & GATES SUBDIVISION OF LOT 18 OF SNELLS ADDITION TO THE VILLAGE OF
EXCELSIOR, Hennepin County, Minnesota.

SCOPE OF WORK & LIMITATIONS:

1. Showing the length and direction of boundary lines of the legal description listed above. The scope of our
services does not include determining what you own, which is a legal matter. Please check the legal
description with your records or consult with competent legal counsel, if necessary, to make sure that it is
correct and that any matters of record, such as easements, that you wish to be included on the survey have
been shown.

2. Showing the location of observed existing improvements we deem necessary for the survey.

Setting survey markers or verifying existing survey markers to establish the corners of the property.

4. This survey has been completed without the benefit of a current title commitment. There may be existing
easements or other encumbrances that would be revealed by a current title commitment. Therefore, this
survey does not purport to show any easements or encumbrances other than the ones shown hereon.

5. Note that all building dimensions and building tie dimensions to the property lines, are taken from the

W

siding and or stucco of the building. S
6. Showing and tabulating impervious surface coverage of the lot for your review and for the review of such \s};?o O/)C‘ 28
. . . . . . . 7ol
governmental agencies that may have jurisdiction over these requirements to verify they are correctly ‘96‘};":0&6‘*0,«@ Xt
shown before proceeding with construction. ™~ Per S
. . . . . . . . . / \ % —
7. Showing elevations on the site at selected locations to give some indication of the topography of the site. / N

We have also provided a benchmark for your use in determining elevations for construction on this site. J/ ™~ \@ :
The elevations shown relate only to the benchmark provided on this survey. Use that benchmark and ’ %636 &
check at least one other feature shown on the survey when determining other elevations for use on this site
or before beginning construction.

8.  While we show a proposed location for this home or addition, we are not as familiar with your proposed
plans as you, your architect, or the builder are. Review our proposed location of the improvements and
proposed yard grades carefully to verify that they match your plans before construction begins. Also, we
are not as familiar with local codes and minimum requirements as the local building and zoning officials
in this community are. Be sure to show this survey to said officials, or any other officials that may have
jurisdiction over the proposed improvements and obtain their approvals before beginning construction or
planning improvements to the property.

STANDARD SYMBOLS & CONVENTIONS:

"@" Denotes iron survey marker, set, unless otherwise noted.
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Residential Review Permit Application

THE CITY OF 350 Highway 7, Ste. 230, Excelsior, MN 55331
f EXCELSIOR 952-653-3674
MINNESOTA Email permit to: permits@excelsiormn.org

APPLICANT INFORMATION

Name: John Carey ‘ Business Name: Lake Country Builders

Address: 331 N 2nd St

City: Excelsior State: MN Zip Code: 55331
Telephone: 612-900-7720 E-Mail:jcarey@lakecountrybuilders.com
OWNER INFORMATION (if different)

Name: Mike Coughlin Business Name:

Address: 210 George St

City: Excelsior State: MN \ Zip Code: 55331
Telephone: 952-250-6954 E-Mail: mcoughlin6@gmail.com

TYPE OF APPLICATION (check all that apply)

o Sketch Plan ‘ X Residential Review Permit

PROJECT INFORMATION

Street Address: Zoning District (R-1 or R-2):

210 George St. R-2, Single and Two Family

Property Identification Number(s) (PIN #s):
34-117-23-12-0091

53?1'18%%%0@5%?21%] f\%sssﬁow of lot eighteen of snells addition to the
village of excelsior. Lot 001.

Descr|pt|on fProposaIé1 attach additional information if needed):
Proposal for an addition to supply 210 George St. with a 2-car

attached garage in place of their'exs 1-car. Second level space above.

t R t (attach additional infarmation if
Eflssotrl]r(u& I%?%%ravﬁoﬁqggsn arrﬁ?na stricture 5%ae'gPdnnfecan?)hardshlp in
adding the modern amenity of a 2-car garage.

FEES & ESCROW
Residential Review Permit $500 Escrow
Residential Sketch Plan $ 50 fee

APPLICANT’'S STATEMENT
This application should be processed in my name. | have completed all of the applicable filing requirements and, to the best of my

knowledge, the documents and information | have submitted are true and correct. | agree to reimburse the City of Excelsior for the costs
of professional Engineers and other Consultants hired by the City to review and inspect this proposal when the City is unable to do so with
existing in house staff.

fon 06/04/2025
Signature:% C‘M? Date:L

OWNER’S STATEMENT

| am the owner of the above described property and | agree to this application.

ML, 06/04/2025

Signature: mike cifighlin (Jun 4, 2025 21:21 CDT) Date:

Please see the attached checklist(s) for a list of plans and other information that must be submitted with this application and for other

important information. The checklist must be submitted with the application and the required submittals.
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MINNESOTA

What is a Residential Review Permit and When is a Residential Review Permit Required?

A Residential Review Permit (RRP) requires review and approval by the Planning Commission before the
building permit process can proceed forth. An RRP is required for any new construction, addition,
or remodeling that results in the increase in volume, change in setbacks, or reorientation of an existing
principal structure or accessory structure requiring a building permit.

When do | not need an RRP?
An RRP is not required for decks under 48 inches in height; any structure not requiring a building permit;

structures requiring a Site Alteration Permit as outlined in Chapter 20 of the City Code; street-facing, single-
story porches that are more than 50% open at the perimeter; bay windows and cantilevers not projecting
more than two feet from the plan of the facade on which such projection is located; and any minor changes
not affecting streetscape elevations or views of any neighboring property as determined by the Zoning
Administrator in consultation with the City Architect. Any project that does notresult in the increase in
volume, change in setbacks, or reorientation of a structure requiring a building permit also does not require
an RRP.

How is the RRP Reviewed?

The RRP is reviewed by assessing how the proposed application adheres to the “Good Neighbor Guidelines,”
which are attached to this document. A pre-application concept review is strongly encouraged prior to
submission of the official RRP application. Such plans and elevation drawings need not be construction
drawings but should be detailed enough for City staff to determine whether the proposal is likely to meet
zoning requirements and the Good Neighbor Guidelines. If there are inconsistencies between zoning
requirements and the Good Neighbor Guidelines, the provisions set forth within the Good Neighbor
Guidelines prevails. An applicant also has the option to apply for a Sketch Plan Review, which would be
reviewed by the Planning Commission to gain feedback on a conceptual application for an additional cost.
Once the official and complete submittal for an RRP has been received, the City Architect and City Zoning
Administrator review the submitted application and write a report to be reviewed by the Planning
Commission, who approve or deny the application. If the applicant disagrees with the determination of the
Planning Commission, the applicant may appeal the decision to the City Council.

Do My Neighbors Have a Say in Approval of My RRP Application?
Per the RRP ordinance, it is required that notice be sent to property owners within 350 feet of the property

for which an RRP has been submitted. Any person may submit written comments prior to or oral comments
or testimony at the meeting at which the RRP application is considered at the discretion of the Planning
Commission. While resident input is highly valued, the Planning Commission cannot legally rely solely on
resident opinions in making its decision.
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Do | Need an Architect or Engineer Prepare My Plans?

The short answer is no. You can prepare your own plans or your contractor or a drafting service can prepare
them for you. If your project is very complex, however, you may find it advantageous to hire a professional
designer to assist you to help ensure that your design meets the Good Neighbor Guidelines.

How Much Does an RRP Cost?
How much the RRP costs depends on the complexity of your project. An escrow will be required along with
an escrow agreement, and the City will draw upon the escrow to pay the costs it incurs in connection with

the application.

How Long Does the Approval Process Take?

The Planning Commission must act within 60 calendar days after a complete application is filed. An
application may be extended for up to an additional 60 days subject to the requirements of Minn. Stat. §
15.99. City staff and the Planning Commission will do everything they can, however, to process an RRP as

quickly as possible.
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The following is required for a complete Residential Review Permit submittal:

|:| 1. Completed City of Excelsior Residential Review Permit Application Form.

|:| 2. Photographs of the existing structure.

|:| 3. Existing and proposed survey. Two copies of certificates of existing and proposed surveys. Surveys must
comply with Excelsior Zoning Ordinance, Article 9. The survey must show the location of the house and
the measurements to all of the lot lines and the top of the foundation height indicated on the survey.

Please see Excelsior Zoning Ordinance, Article 14 for information on measurements.

|:| 4. Site plan showing existing and proposed trees and landscape buffers; trees proposed to be removed;
proposed outdoor deck/patio; and other landscaping features.

|:| 5. Floor plans (including dimensions).
|:| 6. Wall opening tabulations.

|:| 7. Building elevations (indicating building height, measured as indicated in Section 14-1 (b) of the Zoning
Code).

|:| 8. Architectural elevations showing proposed structure or project in relation to structures on adjacent
properties.

|:| 9. Electronic copies of the building plans and survey.

|:| 10. Residential Review Checklist (attached)

CONTACT INFORMATION

Excelsior City Planner, Julia Mullin, (952) 653-3674, imullin @excelsiormn.org

City Architect, Brian Larson, brian@larsonarchitectsllc.com
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1. Prevailing neighborhood streetfront design character of the main house?
setback: (Guidelines #3 and #7) (Guideline #2)

Prevailing setback on block (est.)

Average setback on block (est.)

Proposed new house setback
6. If the proposed addition or structure

2. Is the pattern of homes on in your location, setbacks, size or general design
neighborhood 1,1 %, or 2 stories high? character does not fit prevailing
(Guidelines #1 and #7) neighborhood patterns, how do you
Stories 1 112 2 propose to reduce its impact on the
House on right O O O neighborhood and streetscape?:

House on left o o o
House to rear oo o

Prevailingonblock o o o

Proposed new house 0O | |

3. Prevailing front porch pattern in your

neighborhood: (Guidelines #1and #5) 7. Does the proposed addition or structure
Front Porch None work with natural slopes and contours of
House on right O O the property? (Guideline #4)

House on left . . o Structure sited parallel to slope
House to rear = = o Building designed to reduce cut and fill
Prevailing on block = = (minimize retaining walls)
Proposed new house 0 0 o Landscaping incorporated into grading
. ) ) changes
4. Prevailing garage location pattern in your
Notes:

neighborhood: (Guidelines #1and #2)
1stall 2 stall 3 stall

jarage  garage garage

House on right o o o

House on left ] m] ] 8. Will the proposed addition or structure
House to rear ] m] ] significantly affect your neighbor’s access to
Prevailing on block © m] ] sunlight in adjacent yards, patios or rooms?
Proposed new house o o o (Guideline #7)
House to right:
House to left:
5. Is the proposed addition or structure House to rear:
compatible in form and detail with the Notes:
Residential Building Permit Review Requirements Page 4 of 7

Page 57 of 177



10.

1.

12.

How will you mitigate any negative sunlight
impacts on neighbors? (Guideline #7)

o Locate structure on lot to minimize impact
o Adjust building height, or portions of

building, to minimize impact

o Other:

Will the proposed addition or structure
significantly affect your neighbor’s privacy?
(Guideline #7)

o House to right:
o House to left:

o House to rear:

How will you mitigate impacts on neighbors’
privacy? (Guideline #7)

o Offset/locate windows to reduce impact

o Decks, balconies, and pools, as applicable,
positioned away from windows of
neighboring properties

o Use landscaping elements for screening

o Other:

How is the structure detailed as four-sided
architecture?

o Solid to void ratio is related, and there is
consistent detailing on all sides to those of
neighboring structures.

o Openings are arranged to reflect
traditional alignment of openings in

13.

neighboring structures to avoid unbalanced
solid wall expanses.

Have you spoken to your neighbors about
the proposed addition or structure?

o Yes
o No

Residential Review Permit Application Submittal Requirements
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RESIDENTIAL DESIGN STANDARDS

In addition to the Good Neighbor Guidelines, the City has additional Design Standards that can be found in Article
41 of the Zoning Ordinance. Any question regarding the Design Standards can be directed to the Planning
Director by calling (952) 653-3674.

Single family and multiple family containing up to five units including all new construction and remodeling shall
meet the following design standards:

A Entrances
Primary entrances on principal structures shall face the primary abutting public street or be linked to that

street by a clearly defined and visible walkway or courtyard. Primary entries shall be clearly visible and
identifiable from the street, and delineated with elements such as roof overhangs, recessed entries,
landscaping, or similar design features.

B. New construction and remodeling
New construction and remodeling shall relate to the design of surrounding traditional buildings, where

these are present. Design features such as similar setbacks, scale, facade divisions, roof lines, rhythm and
proportions of openings, building materials and colors are possible design techniques, while allowing
desirable architecture innovation, variation, and visual interest. All sides of buildings shall use the same
building materials and other architectural treatments as principal 2N

facades.

C Window and door openings
For principal residential buildings, above grade window and door

openings shall comprise at least 15 percent of the total area of

exterior walls (excluding the area of garage doors) facing a public Setback”
street or sidewalk. In addition, above grade window and door openings shall comprise at least ten

percent of the total area of all exterior walls.

D. Garages

1. Garage doors/street facing building facade. Street facing garage doors shall not exceed 64 square
feet each and shall not exceed 50% of the combined facade width of the dwelling and garage;
and be recessed at least ten feet from the longest front or side wall plane of the principal
building. Side-loaded garages must be recessed at least six feet from the longest front wall plane
of a principal building. For tuck-under garages, provide a feature that will provide a shadow line
giving the perception that the garage opening is recessed.
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2. Garage doors/building design. Garage doors may be located on another side of the dwelling
("side or rear loaded") provided that the side of the garage facing the front street has windows
and other architectural details that mimic the features of the living portion of the dwelling.

3. The aggregate footprint or coverage of all garages and accessory buildings shall not exceed 800
square feet.

4, No detached garage shall exceed 768 square feet in floor area on lots of 12,000 or greater, or 624
square feet on lots of less than 12,000 square feet in size.

5. No attached garage shall exceed 800 square feet or 75% of the square footage of the footprint of
the principal dwelling, whichever is less.

E. Front, Side and Rear Wall Plane and Wall Height Limitations

1. The length of an exterior front wall of principal structures more than 20 feet in height shall not
exceed 16 feet in width on the first floor without a minimum of at least a two-foot deep by eight-
foot-wide offset (projecting or recessed) within every 16 feet or less. The length of an exterior
front wall of principal structures up to 20 feet in height shall not exceed 24 feet in width on the
first floor without a minimum of at least a two-foot deep by eight-foot-wide offset (projected or
recessed) within every 24 feet or less. A porch may be utilized in lieu of the required offset.

2. The length of an exterior side or rear wall shall not exceed 32 feet without a minimum of at least a
two-foot deep by eight-foot-wide offset (projecting or recessed) within every 32 feet or less. A
porch may be utilized in lieu of the required offset.

3. To the extent that any wall height of a new or remodeled structure exceeds 28 feet in height, it
shall step back at least two feet for each foot it exceeds 28 feet in height at the point the wall
height exceeds 28 feet in height. For purposes of this section, “wall height” shall mean the
distance from the place it emerges from the ground to the top of a cornice or a flat roof, to the
deck line of a mansard roof, to a point on the roof directly above the highest wall of a shed roof,
to the uppermost point on a round or an arch type or to the mean distance of the highest ridge of
a pitched, hip, or gambrel roof.
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THE CITY OF

g4 EXCELSIOR

I MINNESOTA

Excelsior Good Neighbor Guidelines

Guideline

Review Criteria

1.

Massing and scale of | ®

a new structure
should be ¢
compatible with

Ensure that the massing and scale of a new structure is visually compatible with
neighboring structures, with special attention to design of upper levels and roofs.
Consider incorporating the following mass mitigation techniques to align with

neighborhood patterns:

neighboring
structures

Street facing gable
One story open front porch

Step-downs

= Upper level components that are 1/2 story rather than full story

= Roof planes that are broken up (no large unarticulated planes)
= Offset structure components to break up bulk and large flat planes (gable and

wing)
= Separate components by breezeway or one story element

= Garage located 60' back from front street
= Highly creative design that reduces the perception of bulk

= A “tunnel effect,” which results from tall walls placed close together, should be
avoided through one-story additions or step-backs

Maintain consistency with the street wall on all sides (including corner lots) and

design facade width to reflect established range of neighboring structure widths.

Ensure that the height of a new structure is within the height range of neighboring

structures and floor-to-floor heights are compatible with those of neighboring

structures.

Position taller portions of a structure away from neighboring structures of lower
scale to minimize looming effects and shading of neighboring structures, or step

down the structure toward lower-scaled neighboring structures.
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Appropnate: Footprint of building maintains scale and patntern of »f

neighborhood

Inappropnate: Oversized footprint of brulding ignores scale and pattern
of neighborhood and neighbors’ open spaces

2. The sizeand massof | ®

a new structure
should be s

compatible with the

Ensure that the structure’s visible building envelope (bulk) is compatible with the
property size and with neighboring structures.

Locate the garage to respect existing neighborhood patterns and minimize the
garage’s impact on structure massing and street face.

1
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size of the property

\\)4

Appropriate: Recessed garage is downplayed,

emphasizing house at streetfront

Inappropnate: Garage-dominated “snout™ house.

3. A new structure e Respect the established structure location, alignments and open space patterns
should follow between neighboring structures when locating a new structure.
alignments that are e Maintain the traditional rhythm of the street face, the orientation pattern and the
predominant on the proportion of built to open space of structures facing the street, including each
street and compatible side of a corner lot.
with neighboring e Design the site footprint of a structure to be compatible with the existing lot
properties coverage pattern of neighboring structures.
Appropriate infill: New house mamtains overall R R —————
4. A new structure’s e Ensure that grade changes do not change the character of the street face or the
design should respect relationship of the structure to neighboring structures.
the site’s natural slope | ® Respect the site’s natural slope and minimize cut, fill and retaining walls.
and features e Use structure stepbacks and stepdowns at the slope to break up massing and
minimizing cut, fill and continuous walls.
retaining walls
[ T
b S =
[ B
o
.\
Appropriate: Adjust the building 1o respect existing  Inappropriate: Clearing the site; using cut and fill
vegetation and slope and retaming walls
[ )

5. Consider front porch
element in design of

new structures

Use an unenclosed single-story front porch to break up a structure’s massing on

the street face.

2
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e

Front Porches contribute to the streetscape and
neighborhood character

6. A new structure
should be detailed as
four-sided

architecture

Relate structure’s ratio of solid to void, distribution of window and door openings,
and use of consistent detailing on all sides to those of neighboring structures.
Arrange openings to reflect the traditional alignment of openings in neighboring
structures to avoid large unbalanced solid wall expanses.

Appropriate: Details are consistent on all sides Inppropriate: Detadls and materaal use are not
COmsistent

7. Consider neighbor
views, privacy and
sunlight in placement
and size of a new

structure’s elements

Locate decks, balconies and pools to consider privacy of neighboring properties.
Minimize interruption of the sunlight, skyplane, and views for neighboring

structures.

nappropnate Infill: Tall mass may obstruct sunlight
to adjacent yards

Notes:

e Street face refers to the streetscape elevations of the houses in the block adjacent to the new

structure; when the new structure is within two houses of the street corner, the immediately

adjacent block beyond the street corner shall also be included.

¢ Neighboring structures or properties refer to the properties in the block surrounding the new

structure, including those in the rear.

e For cornerlots, all of the street faces of structures adjacent to the property will be evaluated.
e Special consideration will be given to appropriate mass and scale, appropriate roof lines, and

diverse architectural style.

e Special consideration will also be given to tree preservation, landscaping, and stormwater

management that exceeds standards set forth in the City Code.

3
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L B CTOR i e b ot s
W S NEsoTA Residential Review Permit Submittal Requirements

/ THE CITY OF

1. Prevailing neighborhood streetfront

setback: (Guidelines #3 and #7)
Prevailing setback on block (est) LV " &1 70- Zl

Average setback on block (est) _249-21 %7

Proposed new house setback @Xwtiws 24 &

2. Isthe pattern of homes on in your

heighborhood 1, 11, or 2 stories high?
(Guidelines #1and #7) .
Stories 1 1172 2

House on right i
House on left o X o
O

House to rear
Prevailing on block o
Proposed new house " X

3. Prevailing front porch pattern in your

neighborhood: (Guidelines #1and #5)

Front Porch None

House on right o
House on left

[}
House to rear X
Prevailing on block |

[m]

4 X o ¥a

Proposed new house

4. Prevailing garage location pattem in your

neighborhood: (Guidelines #1and #2)
1stall 2 stall 3 stall
jarage  garage garage

House on right o o
House on left o
House to rear n]
Prevailing on block O
Proposed new house m]

W XX 2%

5. s the proposed addition or structure
compatible in form and detail with the

design character of the main house?
(Guideline #2)

Yes

If the proposed addition or structure
location, setbacks, size or general design
character does not fit prevailing
neighborhood patterns, how do you
propose to reduce its impact on the
neighborhood and streetscape?:
M Foon 3¢ ()[ac(_A at hcw 0@
\hame out of view except Gr
swall voob ,qg.la‘z, NW b\e\b\' 1n

- obshrucked bv lurgg, Ar.n v~ grade

£oom we: \\Lbors Dmﬂa"f‘f

Does the proposed addition or structure
work with natural slopes and contours of
the property? (Guideline #4Y
Structure sited parallel to slope
Fl Building designed to reduce cut and fill
(minimize retaining walls)
/\q Landscaping incorporated into grading
changes

Notes:

Will the proposed addition or structure
significantly affect your neighbor's access to
sunlight in adjacent yards, patios or rooms?
(Guideline #7)

House to right:_ Aewe

House to left: '1m'orowb s

House to rear:_Alpwe

Notes:
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9. How will you mitigate any negative sunlight neighboring structures to avoid unbalanced

impacts on neighbors? (Guideline #7) solid wall expanses.
Locate structure on lot to minimize impact
VAR W HIPPRPI IR DR SUPINS G SO0 DG MRSV P S T S PSRy (UG TP DI 3 D Y
AL AN g i TRy WL P W fore 1MV L P DRV W Y UL DI I D UL
building, to minimize impact the proposed addition or structure?
o Other: o Yes

}ﬁNo

10. Will the proposed addition or structure
significantly affect your neighbor’s privacy?
(Guideline #7)
¥ House to right: Mia: mal due to seade deyp

| MiHouse to left: Nowe ‘

poHouse to rear: _Mvae

1. How will you mitigate impacts on neighbors’
privacy? (Guideline #7)
r1 Offset/locate windows to reduce impact
o Decks, balconies, and pools, as applicable,
positioned away from windows of
neighboring properties
%.Use landscaping elements for screening
o Other:

12. How is the structure detailed as four-sided
architecture?
/rﬁ.SoIid to void ratio is related, and there is
consistent detailing on all sides to those of
neighboring structures.
ﬁOpenings are arranged to reflect (
traditional alignment of openings in
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City of Excelsior Land Use Review
350 Highway 7, Ste 230 e Excelsior, MN 55331 H H
(952) 653-3674 Application

APPLICANT INFORMATION

Name: John Carey | Business Name:Lake Country Builders

Address: 331 N 2nd St

City: Excelsior State: MN | Zip Code:55331
Telephone:612-900-7720 E-Mail:jcarey@lakecountrybuilders.com

OWNER INFORMATION (if different)

Name: Mike Coughlin | Business Name:

Address: 210 George St

City: Excelsior State: MN | Zip Code: 55331
Telephone: 952-250-6954 E-Mail: mcoughlin6@gmail.com

TYPE OF APPLICATION (check all that apply)

o Comprehensive Plan Amend o Design Standards o Subdivision

o Rezoning o Sketch Plan Review o Admin Subdivision
o PUD - Concept Plan o Conditional Use Permit/IUP o Preliminary Plat
o PUD - General Plan X Variance o Final Plat

o PUD - Final Plan o Appeal of Zoning Decision o Other
PROJECT INFORMATION

Street Address: Zoning District:

210 George St. R-2, Single and Two Family

Property Identification Number(s) (PIN #s):
34-117-23-12-0091

egal Description (attach.if nece . .
%agmpsoncgp&ate SUﬁBI{IISIO% S(’)?a](r)»{)aghteen of snells addition to the
village of excelsior. Lot 001.

Description of Proposal (attach additional information if needed):
Proposal for an addition to supply 210 George St. with a 2-car

attached garage in place of their exs 1-car. Second level space above.
Reason(s% to Approve Request (attach additional information if needed):

Existing lot and non-conforming structure face significant hardship in
adding the modern amenity of a 2-car garage.

APPLICANT'’S STATEMENT

This application should be processed in my name. I have completed all of the applicable filing requirements and, to
the best of my knowledge, the documents and information I have submitted are true and correct. I agree to
reimburse the City of Excelsior for the costs of professional Engineers and other Consultants hired by the City to
review and inspect this proposal when the City is unable to do so with existing in house staff.

st 04/25/2025
Signature:% C‘M? Date: L

OWNER'S STATEMENT
I am the owner of the above described property and I agree to this application.

M, 04/27/2025

Signature: Mike dilughlin (Apr 27,2025 08:33 EDT) Date:

Please see the attached checklist(s) for a list of plans and other information that must be submitted with this
application and for other important information. The checklist must be submitted with the application and the
required submittals.
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1. What are the practical difficulties that would prohibit reasonable development
without a variance?

e The modest existing house and 1-car detached garage are already non-
conforming in encroaching on the side-yard setbacks and in total building
hardcover just given the small size of the lot.

e Giventhe 55’ lot width and side-setback requirements, the only available
configuration for the homeowners to have a 2-car attached garage is behind
the house. Additionally, given that the garage entry therefore needs to be
placed sideways, we need to accommodate a turn radius that will allow them
to enter the garage. This effectively pushes the back of the garage into the
north side-yard set-back.

e Given the size of the lot, the existing configuration is already over hardcover
with a detached 1-car garage. To give the homeowners a practically sized 2-
car garage, the building hardcover will have to increase. However, we have
reduced the driveway width from 17°4” to 8’ wide while changing the
configuration to a ribbon driveway, and removed an existing 357 SF deck to
reduce total hardcover as much as possible.

2. What are the unique circumstances on the property that create practical
difficulties?

e The small overall lot size, 55’ width, and the lot being less than 6,500 sf with
the existing home located in both the side-yard setback as well as the front
yard setback.

3. What other alternatives have you considered that do not require a variance? Why are
these elements not acceptable?

e Adiscussion was had with consideration to build new because the main level
currently has a modest living room, a small dinette area, one bath, laundry
and kitchen. However, it seemed that their lot would not allow them a
functional design and ultimately lose the historical character of the existing
home.

e We did attempt to configure reduced sizes and placements of the garage and
space above to try and meet current requirements for setbacks and
hardcover, but all of these efforts produced a garage that was not large
enough to fit 2 cars and/or placed in a way so as to not be able to turn into it.

e Ultimately, it was important to the homeowners to retain the character,
charm and modest scale that so perfectly fits into the fabric of historic
Excelsior.
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How is the variance not the result of the deliberate actions of the applicant or
property owner?

e The homeowners purchased the home in April of 2024. All hardships
predated their ownership and engagement with Lake Country Builders to
design for their home.

How does the variance, if granted, not alter the essential character of the locality?

e The design we are proposing is consistent with other rear-placed garages
throughout the city of excelsior, while also maintaining the signature charm
of the existing home that matches the character of the locality.

How is the Variance consistent with the Comprehensive Plan?

e We believe that this variance specifically speaks to the Comprehensive
Plan’s core values of “A livable small-town feel”, “a sustainable environment”
and “families and individuals”. A 2-car garage is a modern amenity for
families trying to build a life in Excelsior. The space above the garage is
specifically intended to expand a space for the homeowners’ kids and
grandkids to stay and gather. Additionally, we are proposing to reduce the
overall hardcover of the lot and have developed a specific drainage plan and
rain garden to ensure this project is environmentally conscious. The new
design also allows snow removal to thaw and drain into the homeowner’s lot,
whereas the current driveway and garage promote drainage into the
neighbors.

e This variance also compliments the Comprehensive Plan’s goals to have
homeowners modernize their home while matching the character of area.
Moving the garage away from the street, which is also a goal of the plan,
allows us to give the homeowners a necessary modern amenity while
keeping the original aesthetic and character of the home. Given the size of
the lot and complexities, this is also a favorable in that it removes the need to
tear down the existing home to meet the same utility goals.

e Overall, we feel this proposal strongly aligns with the goals and spirit of the
Comprehensive Plan.
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LEGAL DESCRIPTION:
Lot 1, SAMPSON & GATES SUBDIVISION OF LOT 18 OF SNELLS ADDITION TO THE VILLAGE OF
EXCELSIOR, Hennepin County, Minnesota.

SCOPE OF WORK & LIMITATIONS:

1. Showing the length and direction of boundary lines of the legal description listed above. The scope of our
services does not include determining what you own, which is a legal matter. Please check the legal
description with your records or consult with competent legal counsel, if necessary, to make sure that it is
correct and that any matters of record, such as easements, that you wish to be included on the survey have
been shown.

2. Showing the location of observed existing improvements we deem necessary for the survey.

Setting survey markers or verifying existing survey markers to establish the corners of the property.

4. This survey has been completed without the benefit of a current title commitment. There may be existing
easements or other encumbrances that would be revealed by a current title commitment. Therefore, this
survey does not purport to show any easements or encumbrances other than the ones shown hereon.

5. Note that all building dimensions and building tie dimensions to the property lines, are taken from the
siding and or stucco of the building.

6. Showing and tabulating impervious surface coverage of the lot for your review and for the review of such
governmental agencies that may have jurisdiction over these requirements to verify they are correctly
shown before proceeding with construction.

7. Showing elevations on the site at selected locations to give some indication of the topography of the site.
We have also provided a benchmark for your use in determining elevations for construction on this site.
The elevations shown relate only to the benchmark provided on this survey. Use that benchmark and
check at least one other feature shown on the survey when determining other elevations for use on this site
or before beginning construction.

8.  While we show a proposed location for this home or addition, we are not as familiar with your proposed
plans as you, your architect, or the builder are. Review our proposed location of the improvements and
proposed yard grades carefully to verify that they match your plans before construction begins. Also, we
are not as familiar with local codes and minimum requirements as the local building and zoning officials
in this community are. Be sure to show this survey to said officials, or any other officials that may have
jurisdiction over the proposed improvements and obtain their approvals before beginning construction or
planning improvements to the property.

W
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"@" Denotes iron survey marker, set, unless otherwise noted.
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Item: 4.C.
4/ EXCELSIOR

ITEM REPORT

To: Planning Commission

From: Julia Mullin, Community Development Director

Meeting Date: June 23, 2025

Department/Office: Community Development

Item Name: Public Hearing, 10 Water Street, PUD Preliminary Plan (PC No. 25-04)

Summary:
APPLICANT Matt Mithun, Water & Lake LLC, 950
Wayzata Blvd, Ste. 140, Wayzata, MN
55391
PROPERTY OWNER Same
LOCATION 10, 26, 28 Water Street
CASE NO. PC No. 2025-04
60/120 DAY DEADLINE May 31, 2025/ July 30, 2025 (deadline
extended to 8/15/2025)
BACKGROUND

Before you tonight is a Planned Unit Development (PUD) Preliminary Plan application
for a mixed-use development at 10 Water Street. This item was scheduled for your May
20, 2025, meeting but was postponed by the applicant. The staff report created for the
May 20th meeting (dated May 20, 2025) is attached here and provides a full analysis of
the project. Please review in addition to this staff report.

On June 10, 2025, the applicant submitted some revisions to the plans and to best
illustrate these revisions provided a “Revised PUD Narrative”. The applicant provided:

“‘Summary overview of additions/changes:

Revised Public Benefit providing more detail.

Added content on Tonka Cinema.

Refinements picked up in the zoning requirements matrix Pg 5.

Reduced maximum height on Water Street from 40°3” to 39'8”.

Added adjacent building heights to diagram.

Added Solar Studies diagram.

Added superimposed street view renderings going down Water Street and from
Center & Lake.
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* Added new perspective rendering.”

Also attached to this staff report are written public comments on the application received
by staff to date.

UPDATED PROJECT REVIEW TIMLINE

The Heritage Preservation Commission (HPC) completed their review of the PUD
Preliminary Plan application at their meeting on June 17, 2025. They approved HPC
Resolution 2025-04 which documents their findings and recommendations to the City
Council for how the project conforms with the Preservation Design Manual guidelines.
(The Resolution is attached to this staff report.) The Commission approved Resolution
2025-04 on a vote of 3-2 (Commissioners Brattland and Dahlstrom voted against the
resolution. A summary of their comments will be provided to the City Council in the staff
report for Council meeting on July 21, 2025.) You can access the HPC meeting videos
on the city website: the HPC discussed the application at their April 29th, May 27th, and
June 17th meetings.

The Planning Commission will hold a public hearing for the application on June 23rd
and will create a set of recommendations to the City Council. The City Council is
scheduled to continue the public hearing and review the application at their meeting on
July 21, 2025.

REVISED PUD NARRATIVE
Staff has reviewed the revised PUD Narrative. The applicant “bubbled” the page
numbers in the narrative where there are updates. This is a summary:

1. On p. 02.2, the applicant has provided additional detail on the proposed public
benefits they propose with this project. They have included funding amounts as follows:
« $275,000 for the construction and completion of the water main loop on Lake Street.
« $100,000 for design and construction of a redesigned pedestrian crossing at the
Lake and Water Streets intersection.

« $125,000 over 5 years for downtown enhancements, such as fireworks, Christmas
lights, public restrooms, or Water Street beautification efforts (hanging baskets, trees).

They have also provided detail around the projected economic impact this project will
have on Excelsior.

2. There is additional description of the future theater use, how it might be programmed,
and visual examples of how the renovated interior might look. (p. 02.3)

3. On page 05, in the zoning standards table, they’ve reduced the building height,
measured from the grade at Water Street, of the three-story section of the building from
40.25' to 39'8”, a decrease of 7”. The achieved this reduction through structural
changes. The two-story section of the building remains at 30'4”.

4. They've indicated on page 5 that the parking requirements for the proposed
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commercial uses are met. Staff continues to recommend that the applicant should
provide a parking plan for the development that demonstrates how, given the
combination of residential, restaurant, and commercial uses, the parking they are
providing will be adequate and how much they will rely on public parking. This is a PUD
application and there is room for flexibility in the application of parking standards, but we
need additional information on how they believe it will work.

5. The applicant has provided photos of the Dock Cinema building conditions, both
interior and exterior. If the PUD Preliminary Plan application is approved by the City
Council, the HPC will review a Site Alteration Permit for the proposed partial demolition
of the theater. (p. 7.1 and 7.2)

6. On page 7.3, there is a rendering of the proposed Water Street fagade of the Dock
Cinema building to provide more information about the extent of the proposed exterior
renovation of the cinema.

7. On page 7.4 there is a new rendering of the proposed “public porch” and seating area
proposed as a public benefit of the project. The rendering shows no changes from the
earlier PUD narrative but is meant to provide additional detail and clarity.

8. On page 11.1 the applicant added SE and SW elevations of the proposed Dock
Cinema building.

9. On page 19, the bottom image was revised to show a lower height between Lago
Tacos and the Dock Cinema building. They removed the additional theater marquee
from the rendering, and consider the parapet on the Lago Tacos building, but the two
buildings are adjacent in the plans. We need clarification from the applicant.

10. On page 20.1 the applicant has illustrated the reduced height of the three-story
portion of the building on Water Street, from 40’°3” to 39'8”. They added some height
measurements as well: at intersection of Lake and Water the two story building on Lake
is 33'9” and the three story portion of the building, at the back by the parking lot, seen
from Lake Street, is 42'9”.

11. On page 21.1, the applicant added the Masonic Lodge building, 241 Water Street,
located between Second and Third Streets, as a comparison building for considering
height. And they have corrected the height of the three-story section of their proposed
building.

12. They added a second p. 21.1 and p. 21.2 to better illustrate the grade change on the
site.

13. They added a Solar Study, p. 21.3.

14. On pages 21.4 — 21.7 they have provided views of the proposed development from
a variety of nearby locations.
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PROPOSED CONDITIONS OF ANY APPROVAL OF THE PUD PRELIMINARY PLAN
APPLICATION

In summary, staff recommends that the following aspects of the project are the most
important for further discussion by the Planning Commission in order for the City to
determine if the proposed project meets the criteria for approval of a PUD Preliminary
Plan application:

The height of the proposed building and its compatibility with the surrounding area
The proposed public benefits of the project

The proposed parking provided as part of the development

The visual and physical connection to The Port and The Commons

The following are recommended conditions of any approval of the PUD Preliminary Plan
application. Staff recommends that these conditions should be satisfied prior to review
of a PUD Final Plan application:

1. The public benefits shall be detailed and satisfactory to the City Council.

2. Building height shall be reduced to two stories on Water Street or at a minimum the
third story should be set back.

3. A parking analysis to substantiate adequacy shall be submitted for review and
approval. Parking provided must be deemed sufficient so it does not overburden public
parking supply.

4. A more detailed landscaping plan shall be submitted and approved. Landscaping
proposed shall be superior to what is required by ordinance.

5. A traffic study shall be subject to review and approval by the City Engineer.

6. All grading and drainage plans shall be subject to the review and approval of the
City Engineer and the Minnehaha Creek Watershed District.

7. All utility plans shall be subject to review and approval of the City Engineer and
Public Works Superintendent

8. All ground-mounted and rooftop mechanical equipment must be designed or
screened to mitigate noise and any visual impact. All equipment shall be compatible
with the building.

9. The applicant shall conform with all requirements required by the City Engineer to
ensure that stormwater is managed on site.

10. Street tree and boulevard plantings along Water Street and Lake Street are
subject to review and approval by the Public Works Superintendent.

11. Comprehensive Plan Amendment application shall be approved concurrently with
Final Plan application.

12. Preliminary and Final Plat Application (to combine the four parcels into one) shall
be approved concurrently with Final Plan application

13. A conceptual Sign Plan for restaurant, retail, and apartment complex shall be
submitted for review and approval by the Heritage Preservation Commission and
Zoning Administrator.

14. An exterior lighting plan shall be submitted for review and approval by the
Heritage Preservation Commission and Zoning Administrator.
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15. The Fire District shall review plans and provide written approval.

16. A Site Alteration Permit application for partial demolition of the theater and for new
construction pursuant to Sec. 20-10(a) of the city ordinance shall be reviewed by the
Heritage Preservation Commission.

Recommended Action:

The Planning Commission shall conduct a public hearing on the subject application and
make a recommendation of approval, modification, or denial to the city council. Staff has
provided a set of recommended conditions of approval (above) which the Planning
Commission should review and finalize as part of your recommendation to the City
Council. Staff recommends the Planning Commission provide comment, specifically, on
public benefit, building height, proposed parking, and connection to The Port and The
Commons.

Budget:

Attachments:
PC Staff Report_10 Water_05_20 2025
2 10 Water St Preliminary PUD_CE Review Memo for PC
3 Allison Wert 10 Water Street Support
4 Andrew Huseby 10 Water Street Support
5.  Anne lverson 10 Water Street Support
6. Chris Dennis Letter 06_18 25
7 Grotting Letter_05_2025
8 Hegenes Letter of Support
9.  Laura Hotvet 10 Water Street Support
10. Letter of Support_Patrick Foss - 10 Water St.
11. 2025 06-10 10 Water St - Preliminary PUD Narrative REVISED
12. Res FINAL_2025-04-10 Water St Resolution
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— MEMORANDUM

F EXCELSIOR Item 5(a) 10, 26, 28 Water Street Planned Unit

&3

MINKESRTR Re: Development (PUD) Preliminary Plan
Date: May 20, 2025
To: ’Planning Commission From: [Julia Mullin, Community Development Director
APPLICANT: Matt Mithun, Water & Lake LLC, 950 Wayzata Boulevard, Ste. 104, Wayzata,
MN 55391
PROPERTY OWNER: Same
LOCATION: 10, 26, 28 Water Street
CASE NO.: PC No. 2025-04

60/120-DAY DEADLINE: May 31, 2025/July 30, 2025

TABLE OF CONTENTS

1. Background (Page 1)
2. Staff Report and Planning Commission Review (Page 2)
3. Project Overview (Page 2)
4. PUD Process (Page 3)
5. Zoning Standards and Requested Flexibility (Page 4)
6. PUD Project Analysis (Page 5)
7. Public Benefits (Page 13)
8. PUD Criteria Review (Page 15)
9. Other City Approvals Required (Page 21)
10. Proposed Conditions of Approval (Page 22)
1. Recommended Action (Page 23)

1. BACKGROUND

The applicant, Matt Mithun, Water & Lake LLC, 950 Wayzata Boulevard, Ste. 104, Wayzata, MN 55391, has
submitted a Planned Unit Development (PUD) Preliminary Plan application for a proposed mixed-use
development on the parcels located at 10, 26, and 28 Water Street and a small interior parcel to the west
of 28 Water St. The proposed project will include residential units, restaurant space, parking, and the partial
demolition and restoration of the historic Dock Cinema building to restore one theater and add retail
space. The project area is 1.4 acres (60,707 sf). The applicant is exploring a Tax Increment Financing (TIF)
request to the City to help finance the project.

Page 83 of 177



The project site is located in Excelsior's Downtown Historic District and pursuant to Sec. 67-7(b)(4) of the
City code, the Heritage Preservation Commission (HPC) reviewed the application for conformity with City
Code Chapter 20 Historic Preservation and the Preservation Design Guidelines, at their meeting on April 29,
2025.

The application is before the Planning Commission as required in Sec. 67-7(b)6 for recommendation to the
City Council:
The planning commission shall conduct the public hearing and shall, as appropriate, recommend
approval, denial, or modification of the request. Such recommendation shall be accompanied by
the report and recommendation of the city staff, and shall be entered in and made part of the

permanent written record provided to the city council.

2. STAFF REPORT AND PLANNING COMMISSION REVIEW
The intent of this staff report is to support you, the Planning Commission, as you review:
e how the project conforms to the city zoning ordinance and where the applicant is requesting
zoning flexibility, and
o how well the project satisfies the PUD criteria in the city zoning ordinance and where modifications
may be needed.

3. PROJECT OVERVIEW

The project proposes construction of a mixed-use building at the corner of Water Street and Lake Street
with restaurant space on the main level and 40-43 apartment units above. The building is three stories at
Water Street (with the third level set back on part of the building) and 3-4 stories on Lake Street. The first
level at the corner of Lake Street and the alley is the structured parking. The building will include
structured parking (68 - 70 stalls) on the first level behind the restaurant space, as well as surface parking
(24 stalls) at the interior of the site; both are accessed from the alley off Lake Street. The applicant
proposes outdoor seating for the restaurant at the corner of Water and Lake Streets, and a public space
with seating along Lake Street. The plans include a renovation of the historic Dock Cinema building
(originally the Tonka Theater) that includes a partial demolition of the building - they propose to demolish
an addition to the structure as well as the back portion of the original building (constructed 1945). The
theater is a Contributing building to both the local and National Register historic district. They will restore
the marquee and facade of the building, renovate an entrance space on Water Street, establish retail space
at the rear of the building, and create a multipurpose theatre space on the second level.
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(Site Plan)
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S T

(View from intersection of Water and Lake Streets)

4. PLANNED UNIT DEVELOPMENT PROCESS
This project is before the city as a Planned Unit Development application. A Planned Unit Development is
used to accommodate development that:

e may be difficult to carry out under conventional zoning district standards
e results in public benefits, and
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e provides procedures and standards intended to allow more flexibility.

As stated in Sec. 65-70f the city Zoning Ordinance, the flexibility provided by the City should result in a
development that is better planned and provides more amenities than a development created with
conventional zoning ordinance standards:

This flexibility should result in a development that is better planned and contains more amenities
than one produced in accordance with conventional zoning ordinances and subdjvision controls.
While more lenient siting requirements may be granted, the planned unit development should
contain features not normally required of tradjtional developments.

The PUD process in Excelsior is a two-stage review with Preliminary Plan PUD application and Final Plan
PUD application. A Sketch Plan review is optional and was conducted by the Planning Commission in
March and November 2024. This application seeks Preliminary Plan PUD approval. If the Preliminary Plan
PUD is approved by the City Council, a Final Plan PUD application will subsequently be submitted for
review/recommendation by the Planning Commission and approval by the City Council. At the Final Plan
stage of a PUD process, the final project plans will be considered along with the rezoning to PUD, and
approval of a Development Agreement.

5. ZONING STANDARDS AND REQUESTED FLEXIBILITY

The subject parcels are currently zoned Downtown Commercial. A PUD application allows the city to
provide some flexibility in zoning standards in order to facilitate a complex development that will bring
benefit to the City. With the approval of a PUD, the City essentially creates a zoning district for the project
site with a unique set of zoning standards. Approval of a PUD is a public policy decision for the City
Council.

According to Sec. 65-5 of the Zoning Ordinance, an applicant may request modification of the
requirements of the City zoning ordinance regarding building height and density. The City may approve a
modification of building setback and parking requirement standards if:
¢ The modifications bear a demonstrable relationship to, and are consistent with, the goals and
policies of the Comprehensive Plan.
e The adverse impact and effect of such modifications will be eliminated by screening landscaping,
superior site and building design and other features related to planning, design and construction.
o The modification is necessary to achieve the purposes of this section.

As proposed, the development requires flexibility in the following city’s zoning standards:
1. Building Height (Sec. 50-3)
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2 Parking Required (Sec. 79-7)
3. Minimum floor area per dwelling unit (Sec. 47-7)
4. Parking area setbacks (Sec. 79(h)(4)7)

6. PUD PROJECT ANALYSIS

a. Residential Use: Unit Mix and Type
The application proposes 40-43 apartment units (unit number varies throughout application).

UNIT TYPE NUMBER % of TOTAL UNITS
OF UNITS

1BR 13 325%

1BR + den 9 22%

2BR 12 30%

2 BR +den 6 15%

3BR 1 0.5%

TOTAL a1 100%

The residential density of the proposed project is 28 - 31 units/acre. Our high density multifamily district
calls for a density of 19 — 30 units.

b. Minimum Floor Area Per Dwelling Unit.

The majority of the units meet the minimum floor area standard. It is the smaller units, the 1-bedroom units
and 1-bedroom plus den units that are proposed to be smaller than the standard required. Multifamily
housing trends support the creation of small units, and the sizes proposed are not outside the industry
standard. Smaller units meet the City’s Comprehensive Plan goal of having diverse housing available and
can provide a lower cost option within the overall mix. Units that are less expensive to rent may increase
the variety of tenants who may rent in this complex. This is one of the ways in which the project can satisfy
the PUD ordinance’s goal of creating developments that are “better planned and contain more amenities
than one produced in accordance with conventional zoning.”

UNIT NUMBER SIZE Required Min

TYPE Floor Area

1BR 13 634 — 896 sf 700 sf

1BR + 9 857 - 1,107 sf

den

2BR 12 1,177 — 1,539 sf 800 sf
5
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2BR+ 6 1,411 - 1,635 sf

den

3BR 1 1,871 sf 880 sf
TOTAL a1

c. Restaurant Use

In the proposed new mixed use building at Water and Lake Streets, 5,700 sf of commercial space for a
restaurant use is proposed. The Lagos Tacos building is located within the project area. The applicant has
indicated that renovation of the Lagos Tacos building will not be part of this project. However, required
parking will need to be accommodated on the site; and plans for a possible expansion indicated on plans
should be noted.

d. Theater and Retail Use

The renovated Dock Cinema building will have 5,368 gross floor area. The first floor (3,620 sf total) will have
a vestibule/entrance and retail space (1,800 sf) at the rear, opening to the parking lot. The second floor will
have a theater space (1,748 sf).

e. Setbacks.

The front of the proposed project parcel is Water Street. The chart below provides information on setback
requirements for the existing zoning district (Downtown Commercial) and the high density residential
district (R-4). As we review proposed zoning dimensions the DC (Downtown Commercial) is relevant
because of the location of the proposed project, and the R-4 District is relevant because of the type of use
proposed (high density residential).

Setback Type | Required Required (R-4 | Existing Proposed
(Downtown | District) Setback Setback
Commercial)

Front (Water | None 20 0 o

Street)

Rear 12 30 > 12 27

Side - NE None 30’ >10’ <5

Side - SW None 20 o 0

f. Parking lot setbacks:
Parking lots must be set back 10" back from a property line abutting public streets. The plans satisfy this
requirement. Parking lots must be set back 5" from interior side and rear property lines. Plans show parking

6
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stalls that have 0’ setback from the side property line and the drive area (alley) is 0’ from the rear property
line. These dimensions do not meet zoning requirements. The applicant is managing the constraint of
ensuring fire district vehicles are able to access the alley and the rear of the proposed structure which
requires a minimum 24'. Additional discussion with the city engineer and Fire District is necessary in order
to finalize these setbacks and determine that any adverse impacts are mitigated.

d. Building Height

Height in the Downtown Commercial zoning district is restricted to two stories, not to exceed 28 feet
(Zoning Ordinance, Sec. 50-3). The Preservation Design Manual (used to review proposed change in the
downtown historic district pursuant to City Code, Sec. 20) states a new building’s height should relate to
the average height of existing adjacent structures. The neighboring Dock Cinema is two stories, Lago Tacos
is one story, and the Tonka Building is two stories. A PUD may provide flexibility from the zoning standard
for height (Zoning Ordinance, Sec. 65-5(3a)).

We measure building height from the point of lowest grade in an area around the structure. There is a
significant grade change on this parcel - page 20 of the narrative illustrates this. The lowest elevation along
Water Street is 943’ (at the corner of Water and Lake) and the lowest elevation on Lake Street is 937’ (just
to the right of the entrance to the alley), a difference of 6. And the grade changes on Water St. from 946

at Lagos Tacos to 942’ at the corner of Water and Lake.

Location Elevation
South corner (by Lagos Tacos) 946’
West corner (interior of parcel) 946’
East corner (Lake St. and Waer St.) 942’
North corner (Lake St. and alley) 937

Using our method for measuring height only a one story building would likely meet our height requirement
of 28’. We would expect a request for height flexibility for most developments on this parcel; the
discussion should be around how much height is appropriate.

ELV:983.25 ELV:981.75
HEIGHT: 40.25" HEIGHT: 44.75'

(Grade Change on site; Water Street in yellow and Lake Street in blue)
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Height: Measuring height from grade at various points around the structure helps to understand the size of
the building and to assess its compatibility with neighboring structures. The applicant has provided a
variety of height measurements. (See pages 20, 21).

What part of structure Height

On Water Street, at corner, height of first story 14

On Water Street, at corner, height of second story | 30

On Water Street at corner, height of recessed third | 38’

story

On Water Street, by Dock Cinema, height of full 40’

third story

On Lake Street, height of upper story 45

On Lake Street, height of elevator bulkhead 54’ (approx.)

Page 20 of the narrative illustrates the comparison height of the other existing buildings on the block all of
which are substantially less tall. We need the building heights of the two-story Dock Cinema/Tonka
Theater, the one-story Lago Tacos, and the two-story Tonka Building (corner of Second and Water) in order
to fully assess the impact of the proposed building height. On Lake Street there is a three-story apartment
building adjacent to the proposed development with a partially below grade basement level with parking
making part of the building 3.5/4 stories. It was built prior to the establishment of the height standard, and
it is not located in the historic district.

Stories: The proposed structure is three stories facing Water Street; part of the facade along Water Street
has the third story recessed. The proposed structure facing Lake Street is partially three stories and
partially 3.5 - 4 stories, with the first level used for parking and the fourth level set back. There is also a
rooftop deck on the building, on the uppermost story (the fourth story at the alley entrance, and the third
story in the parking area), with an elevator bulkhead and stair bulkhead providing access. The fourth level
and rooftop structures will be visible from Water Street. The structure is three stories facing the surface
parking lot at the interior of the parcel.

The Planning Commission should consider the proposed height of the new building and consider its impact
on the Downtown Historic District as a whole. The district overall is a mix of one and two-story buildings.

There are no three-story buildings on Water Street in the district.

Staff recommends that the new building be a maximum of two stories on Water Street and should be no
taller than the average of the theatre building and the Tonka building (corner of Second and Water), as
guided by the Preservation Design Manual (used by the HPC to review structures in the historic district).

8

Page 90 of 177



Or, if three stories are permitted on Water Street in this new building, the third level must be set back all
along Water Street. Additionally, the height of stories (floor heights) should align with those in neighboring
historic buildings. Building height could be reduced with a lower ceiling height on the main level. It is
proposed at approximately 14". Other buildings on Water have ceiling heights closer to 10-12". Additional
stories could have lowered heights as well.

Given the changing topography of the parcel, a more detailed illustration of building height, measured
from the grade at all sides of the proposed building would help the Commissions” and Council’s
understanding of the height of the structure, its relationship to buildings in the historic district, and its
impact on the Port, The Commons, and this entrance to downtown Excelsior.

h. Mass and Scale and Compatibility with the Surrounding Neighborhood.

The discussion of building height is critical to an assessment of mass and scale. Reducing the height along
Water Street as recommended above would significantly improve the compatibility of the development’s
mass and scale with the surrounding neighborhood. The architectural detail on the building, the placement
of windows, the use of brick and careful attention to its color all contribute greatly to compatibility.

i. Entrances.

From Water Street: one entrance into Dock Cinema and one entrance into proposed new restaurant space
From Lake Street: access to public seating area, “public perch” and one private entrance to apartment units
From alley: one private entrance to apartments and vehicular entrance to garage

From surface parking lot: one entrance to rear of Dock Cinema and private main entrance to apartments

Staff has identified one public entrance into the proposed new building. It is recommended that additional
entrances be added along Water Street to increase compatibility with Water Street retail character, to
enhance public-facing character of the restaurant. Part of the purpose of the Downtown Commercial
zoning district (Sec. 50 Zoning code) is to promote high standards of building and site design which will
foster compact commercial developments with pedestrian convenience and human scale to preserve and
strengthen historic character.

Dock Cinema will have a front entrance on Water Street, and a rear entrance will be added for access to
rear-facing retail. It is recommended that the primary entrance remain on Water and that new retail space

be oriented to Water Street.

The main entrance to the 40-43 apartment units will be at the rear of the building and not on a public
street. Because this project is located downtown at the entrance to our historic district, more effort should
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be made to make the new development public facing and accessible from Water and Lake Streets.
Activating the street with entrances is fundamental to downtown character.

j. Site Circulation. Pedestrians will circulate through the site via a new entrance proposed between the
proposed new mixed use building and the Dock Cinema. The rear of the development is largely for private
use. The addition of the passage way from Water Street supports the goal mentioned above of creating
pedestrian convenience and human scale development. Vehicles will access the site from Lake Street. Staff
believes that it is the intent of the applicant to allow through access from lake Street to Second Street, but
the details need to be clarified.

Multiple access points are important to creating movement into and around the site. The city engineer
shall confirm that the surface parking lot layout will handle traffic if Lake Street is indeed the only access
point.

k. Parking. The project proposes structured parking on the lowest level of the new mixed use building that
is partially exposed at grade on Lake Street and the alley, and partially below grade, and a surface parking
lot at the rear of the building. Entrance to the parking garage and surface lot is from Lake Street.

The application indicates 68 - 70 stalls in the parking garage and 24-25 surface stalls. There are proposed
stalls that the Fire District required removed in their preliminary review that are included in the landscape
plan. These should be removed. Stalls that are compact, full size, ADA accessible should be identified.

Due to unknowns about the new restaurant seating capacity, staff has estimated required parking.

Parking stalls for residential and commercial uses:

Use Parking Proposed Use Parking Required | Parking Proposed
Requirement (Sec. by Ordinance
19-7 of Zoning
Ordinance)
Multifamily 2.5 stalls/unit 40-43 apartment (100-108 stalls) 68-70 stalls in the
dwelling units units 105 stalls (est.) parking garage

(70 stalls for 41
units is 1.7
stalls/unit)

10
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Restaurant with | 1stall per 3 seats OR | 5,700 sf - new (133 stalls; however | 24-25 stalls in
liquor 1 stall per 42 sf of restaurant at Lake | If use seating surface lot
gfa* and Water capacity it will be
less)
67 stalls (est.)
Retail 2.5 stalls per 1,000 sf | 3,620 sf in Dock 9 stalls
of gfa Cinema
Theater 1 stall per 10 seats of | 1,748 sf - second 5 stalls (est))
design capacity level Dock Cinema
Lagos Tacos 1 stall per 3 seats Existing use 16 stalls (est.)
TOTAL 202 (est.) 92-95

NOTE: GFA is gross floor area

The city’s multifamily parking requirement is high, given recent parking and development trends. The
applicant cites the residential development at One West Drive as a recent example of the City providing
parking flexibility as part of a PUD application. One West Drive was approved at 1.6 stalls/unit (78 stalls for
49 units). The city explored reducing the requirement when it was considering the PUD application for One
West Drive but did not change it, and concluded at that time that for multifamily parking the city and
developer share a common interest in providing the correct number of stalls on site.

Staff concludes that the parking for the residential units may be adequate, however, the parking provided
for the restaurant, retail, and theater uses is not enough. Currently, the city uses the parking impact fee as
a tool for allowing a new development to contribute financially to the provision of public parking in place
of providing the required stalls on site. Given the estimated gap between required parking and proposed
parking, another solution will be required. The City may provide parking flexibility as part of the PUD to the
commercial uses as well as the multifamily use. Agreement on a final parking stall count to be provided
onsite is an item that requires further discussion before the Preliminary Plan can be approved.

l. Bicycle Access. A bicycle rack is provided at the entrance to the multifamily units at the interior of the
parcel. Zoning Ordinance (Sec. 19-8) requires that multifamily developments provide for off-street parking
of bicycles. A bicycle rack on Lake Street would also be desirable.

11
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m. Impervious Surface (Lot) Coverage. The existing parcel, except for the grassy area at the intersection
of Lake and Water Streets, is covered with impervious surface - structures, parking areas, gravel drive. The
requirement in the downtown commercial zoning district allows a maximum of 100% coverage of the
parcel. The proposed plans include a small area of green space on lake Street and a small area landscaped

in the west corner of the parcel.

n. Landscaping. There are initial landscaping plans provided by the applicant (pages L101 and L102 of the
Plans), however they are conceptual and do not include types and quantities of plantings. As a PUD
application, the landscaping should exceed city requirements pursuant to Section 65 of the City zoning
ordinance, including provision of street trees on Water Street and Lake Street. Preliminary plan approval
should be conditioned on submittal of complete landscape plans and a narrative of how they exceed city
requirements. Installation shall meet city requirements and be subject to the approval by the Public Works

Superintendent.

Planting requirements for commercial and multifamily areas (Sec. 12-6):

Standard Required

1overstory tree for every 2,000 sf | 32
of lot area

1understory tree for every 10,000 |7
sf of lot area

1shrub for every 750 sf of lot area | 85

1 perennial for every 500 sf of lot 128
area

*Total site area: 60,707 sf
Plantings should at a minimum be planted along buildings, in required setbacks, and in parking areas.

Species that provide year round interest such as evergreens are encouraged and should account for 20% of
shrubs to be planted.

Staff notes that along Lake Street the landscaped areas are around large retaining walls and a ramped
walkway. Because the sidewalk on Lake Street is below the grade of the restaurant and amenity deck,

attention to landscaping that screens the walls year round is important.

o. Tree Removals, and Tree Preservation. There are existing trees on the vacant parcel at 10 Water Street
and also along the parking areas where the parcels meet the residential parcels on Center Street. The

12

Page 94 of 177



proposed initial landscaping plans do not provide a vision for tree plantings on the parcel. Additional
information is needed. It is expected that street trees will be planted along Water Street and Lake Street as
well.

p. Alley. Today there is alley access through these parcels from Second Street to Lake Street. This access
will be preserved, however, this is not a public alley. The width is 20" - 29" and must be satisfactory to the
city engineer and Fire District for emergency access.

d. Trash and Recycling. Trash and recycling for the residential units, restaurant, and retail space will be
managed in specified areas in the parking area at the rear of the buildings as noted on the site plan.

r. Mechanical Equipment Screening. All ground-mounted and rooftop mechanical equipment must be
designed and located to be compatible with the building and must conform with the Preservation Design
Manual and zoning requirements. All equipment must be designed or screened to mitigate noise.

s. Traffic Study. See city engineer report.

t. Heritage Preservation Commission Review. This property is located in the Downtown Historic District
and is therefore subject to review by the Heritage Preservation Commission. The HPC has reviewed the
Preliminary Plan application (April 29*" meeting) and will act on a Resolution with recommendations to the
City Council at their May 27" meeting.

u. City Engineer Review. The city engineer has completed a preliminary review of the stormwater and
grading plan for the project and a review of traffic impacts and provided a memo with comment and
recommendations which is attached to this staff report. Any approval of the PUD Preliminary Plan should
be conditioned upon final approval by the city engineer.

v. Fire District Review. The applicant has had an initial meeting with Fire District staff to review the plans.
Configuration of the driveway access and overall access will need to be reviewed and approved by the Fire
District. Any Preliminary Plan approval should be conditioned upon approval by the Fire Marshall.

7. PUBLIC BENEFITS

Public Benefit. A required component of all PUD applications, as stated above in the PUD Criteria, is
public benefit to the community: 7he planned unit development provides one or more public benefits such
as free public parking, public spaces, preservation of public views or long-term affordable housing units.
(Sec. 65-2(c) Zoning Ordinance)
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This applicant states on Page 2 of their narrative that this project’s benefits are the following:

A New Chapter for the Dock Cinema
Restoration of the historic marquee and facade.
Creation of a community-focused, multipurpose theatre space.

Potential for new commercial opportunities.

Welcoming Public Space
A dynamic and welcoming “front porch” along the lakefront.
A catalyst for enhancing the pedestrian experience at Water and Lake Streets.

Benefits City Infrastructure
Opportunity for completion of Lake Street water main loop.
Long-term infrastructure benefits for the city and surrounding neighborhood.

Improve Historic Water Street
Enhanced beautification and visitor experience along Water Street.
Collaboration on hanging baskets and street trees.

Short Term Rental Opportunities
Potential community-based priority.

Meaningful Economic Impact
Converts vacant lot into significantly contributing tax base.
Economic impact of new year-round residents and businesses.

Enhanced Stormwater Management
Captures stormwater from three parcels: 10, 26, and 28 Water Street.

Staff has been working with the applicant to develop a set of proposed public benefits that meet City
goals and reflect the significance of the applicant’s request to the City for:

o flexibility in building height and parking requirements

e approval to partially demolish a contributing structure in the downtown historic district

e approval of a new 3-story building on Water Street in the downtown historic district

Staff recommends that the proposed public benefits are not adequate at this time. Many of the public
benefits they propose, including potential for new commercial opportunities, opportunity to complete
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water main loop on Lake Street, increased tax base, and stormwater management on the project site, are
improvements we’'d expect and require from any development. These are benefits of the project, and the
city values them, however, for a PUD application, more significant proposed benefits to the public, unique
to this project, are needed.

Staff has had conversations with the development team about the following possible public benefits and
has recommended they include some or all of these in the application. The Planning Commission should
discuss and comment on the overall proposed package of public benefits and provide recommendation.

e Redesigned pedestrian crossing at Lake Street and Water Street given the additional vehicular and
pedestrian activity this project proposes (for example, textured crossing area, bumped out
sidewalks).

e Enhanced stormwater management to include an area beyond the project parcels given the
proximity of this project to Excelsior Bay and the significant density the project will add to
downtown.

e Setting aside some (up to five?) apartment units at a lower cost to make it more likely that year-
round residents will live in this development, people who work in the area. Units offered at 80% of
the area median income would be targeted at individuals who earn $68,880.

e Financial contribution to the replacement of the Lake Street water main loop which needs
upgrading.

e Including public bathrooms in the development to meet a longstanding need downtown. Working
with the City to develop an effective solution.

e Improved pedestrian-oriented public realm to include wider sidewalks and street trees on Water
Street and Lake Street.

8. PUD CRITERIA
We review a PUD Preliminary Plan PUD application using the criteria found in Section 65 of the Zoning
Ordinance. There are three sections of criteria that apply:

e Decision Criteria

e Residential Project Standards

e Non-Residential Project Standards. Staff has commented on these criteria below:

Decision Criteria (Sec. 65-2). Article 65 of the Excelsior Zoning Ordinance provides Decision Criteria by
which a PUD application by must reviewed. Sec. 65-2 Decision Criteria states the city may approve or
approve with modifications a planned unit development plan if:

15
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a. The planned unit development is consistent with the comprehensive plan (the city’s comprehensive plan
can be found here PLAN

The city’s vision statement is on p. 20 of the Comprehensive Plan and includes: A Livable Small-Town Feel.
Where the City embraces the size and scale of its downtown and neighborhoods while striving to preserve
the higher quality of life, charm, smallness and friendliness that this place offers.

The Excelsior Comprehensive Plan: goals and objectives for Commercial and Residential areas and for
Downtown, (see p. 120 -122 of the Comprehensive Plan), include:

e FEnsure that new commercial development and redevelopment is designed in scale with, and
complementary to, existing adjacent development.

o Stress the importance of historic preservation to the character of Excelsior to both current and
prospective business people in the community.

e Promote the economic importance, and supporting the provision of, a variety of housing types and
choices (i.e, life cycle housing) within the community to meet the varied needs of residents of al/
ages and socio-economic circumstances in all geographic areas of the city.

e Continue to support the development of multiple family housing in a dispersed pattern throughout
the community as opposed to designation of specific areas, which would create large
concentrations of such housing.

e Encourage the inclusion of affordable housing in new residential developments.

e Ensure new residential development be of a character, size, density and quality architecture that
respects the traditional neighborhood character and maintains the quality of life for existing and
future residents.

e Encourage, support and promote the application of sustainable building practices in all private
sector rehabilitation and redevelopment.

b. The planned unit development accomplishes, by the uses of permitted flexibility and variation in design,
a development superior to what would result of the property were developed under existing conventional
zoning regulations. The following shall be evaluated and applied:

L Includes structures that have appropriate mass and scale relative to surrounding properties,
i, Interconnects usable interfor or exterior open space,
A Conserves or improves natural features such as public views, trees, wetlands or open space,
v. Provides additional aesthetic features and harmonious design,
V. Provides recreation, or other public facilities;
Vi Includes energy efficient site design or building features,
VIi, Uses low impact development techniques.
16
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The proposed development includes new pedestrian access from Water Street to the interior of the parcel
where the main entrance to the apartment units is located. The proposed new building has harmonious
design. Staff recommends that the mass and scale relative to other buildings in the downtown historic
district is too great in some areas. Building height along Water Street should be kept to two stories, and
additional height should be located at the interior of the parcel. If a recessed third story is permitted on
Water Street, more effort to lower ceiling heights should be employed to reduce the overall height of the
structure. The applicant has not discussed energy efficiency or low impact development techniques.

¢ The planned unit development provides one or more public benefits such as free public parking, public
spaces, preservation of public views or long-term affordable housing units;

The applicant details public benefits on p. 2 of the Narrative. See discussion of public benefits below.

d. The planned unit development results in no greater burden on present and projected public utilities and
services than would result from development under existing conventional zoning and the development
will be serviced by adequate public or private facilities including streets, fire protection and utilities;

The development, due to its location in downtown Excelsior, will be adequately serviced by public and
private services and utilities. An additional 40-43 residential units will add to water and sewer service and
will also increase the efficiency of this existing public infrastructure. The development will be charged fees
for connection to the existing water and sewer infrastructure, which contribute to the maintenance of the
systems. There will be additional use of city streets and given the proximity to The Port and The Commons,
the city engineer should review and approve any required traffic study and recommend improvements to
the intersection at Lake Street and Water Street. Any approval should be conditioned upon review by the
Public Works Superintendent and the Fire Marshall.

e The perimeter of the planned unit development is compatible with the existing land use or
property that abuts or is directly across the street from the subject property. Compatibility includes
but is not limited to size, scale, mass, setbacks. Building height and architectural design of
proposed structures;

As detailed above, the height of the development on Water Street should be kept to two stories in
keeping with the requirements of our downtown historic district. The architectural design of the project is
intended to reflect the commercial nature of Lake Street and the residential nature of Lake Street.

17
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£ Landscaping within and along the perimeter of the planned unit development is superior to that
required by this Code and enhances the visual compatibility of the development with the
surrounding neighborhood;

A more detailed landscape plan is required. As presented, the landscaping is not superior to what is
provided by Code. Effort should be made to incorporate trees into the parking area. Attention to the
winter landscape on Lake Street is important due to the large retaining walls facing the street in that area.
Detailed beautification plans including planters, hanging baskets, and street trees on Water Street are
needed. A vision for anchoring this entrance to the downtown historic district and connecting it through
landscape with The Port and The Commons is needed.

g. At least one major circulation point is functionally connected to a public right-of-way and the
number of required parking spaces are met or exceeded on the site;

The vehicular entrance to the site is off of Lake Street. There is a pedestrian entrance from Water Street to
the interior of the site. Improved pedestrian access from Lake Street and from Second Street is desirable
and vehicular access from Second Street should be confirmed. The parking stalls indicated do not meet the
city’s parking requirements. Multifamily housing construction trends, travel trends in the metro area,
parking requirements in surrounding communities and others similar to Excelsior, and a goal of providing
diverse housing types within the City support a parking requirement for multifamily uses that is less than
2.5 stalls/unit. Further discussion and additional rational from the applicant about how the parking
provided for the commercial uses is adequate is required.

h. Open space, where provided to meet the requirements of this Code within the planned unit
development is an integrated part of the project rather than an isolated element of the project;

A small public open space is provided on Lake Street detailed with Adirondack chairs and several tables.
Larger public space would better meet this criteria.

L The design is compatible with and responds to the existing or intended character, appearance,
quality of development and physical characteristic of the subject property and immediate vicinity;

The architectural design takes its inspiration from historic buildings on Water Street and the older homes
along Lake Street. The colors and textures of the building are a reflection of existing materials surrounding

the site. The brick material, vertical window shapes, storefront bays reflect historic downtown buildings.
The building does not attempt to mimic historic buildings.
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J. Roads, parking lots, street lamps, parking lot lighting, off-street loading areas, trash receptacles,
landscaping, fencing, outdoor storage, signage, and streets, whether public or private, within and
contiguous to the site comply with city guidelines for construction and any applicable design standards or
guidelines set forth by the design standards manual or preservation design manual;

An outdoor lighting plan and a signage plan is needed. Final plans will be reviewed for conformance.

K Streets and sidewalks, existing and proposed, are suitable and adequate to carry anticipated traffic
within the proposed project and in the vicinity of the proposed project

See city engineer’s review.

/ Each phase of the proposed development, as it is planned to be completed, contains the required
parking spaces, open space, recreation space, landscaping and utility area necessary for creating
and sustaining a desirable and stable environment;

The development is proposed to be constructed in one phase.

Residential Project Standards (Sec. 65-11). Section 65-11 establishes standards for multifamily PUD
projects in addition to those standards for all PUD projects:

b. For multiple family residential PUD district projects, the normal standards of either the R-3 or R-4
zoning districts shall apply to each project, excepting usage standards, as determined by the City
council and as provided above.

The height is greater than what’s required in our multifamily districts which is 35". We expect
setbacks to be more in conformance with the Downtown Commercial district, not our multifamily
districts, because of the location of this project.

C Multiple family residential projects shall maintain a quality standard of architectural and aesthetic
compatibility with surrounding properties. All PUD residential projects shall maintain a high degree
of design, architectural style, and quality of exterior building materials. Satisfaction of this standard

shall be evaluated by the city council using the following criteria:

) The architectural features, materials, and the articulation of a facade of a building shall be
continued on all sides visible from a public street.
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This development is well detailed and architectural features and materials are consistent
throughout.

2) The front facade of any principal building shall face onto a public street, and shall not be
oriented to face directly toward a parking lot.

The front elevations of the buildings face Water Street and Lake Street.
3) Porches, pent roofs, roof overhangs, hooded front doors or other similar architectural
elements shall define the front entrance to all residences. Garage entrances shall not be a

primary feature of the front facade of a principal building.

The primary entrance to the residential units is at the rear of the structure. The garage entrance is
off the alley.

(4) Existing structures that are designated as historic shall be protected from encroachment by
incompatible structures or landscape development.

The proposed development’s use of materials and architectural detail complements the adjacent
historic structures, however, the height of the structure on Water Street is incompatible.

(5) Significant environmental features and pedestrian orientation shall be incorporated into the
site design.

The development is pedestrian-oriented; the structure is built to the street and includes a new
passageway to the rear. Improved connections from The Port and The Commons are needed.

6) The primary material for the exterior of principal structures shall be brick, stone, wood, or
other high quality materials which exceed the requirements of section 17-5(b)(1) of this
appendix.

The proposed development meets this standard.

/n addition to the above standards, the city council may impose such other standards for a

residential PUD project as are reasonable and as the city council deems are necessary to protect
and promote the general health, safety and welfare of the community and the surrounding area.
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Sec. 65-12. Non-residential project standards.
b. For non-residential PUD district projects, the normal standards of either the DC, CC, GC, or MU
zoning classifications shall apply to each project, except usage standards, as determined by the city

council and as provided above.

The building height standard needs additional review and discussion as described in this staff report.

C Non-residential projects shall be designed and constructed in conformance with the provisions of

the design standards or, if applicable, the city’s Heritage Preservation regulations. The projects shall

maintain a quality standard of architectural and aesthetic compatibility with surrounding

properties.

The HPC has reviewed and made recommendations to City Council.

a. In addition to the above standards, the city council may impose such other standards for a non-

residential PUD project as are reasonable and as the city council deems are necessary to protect

and promote the general health, safety and welfare of the community and the surrounding area

including, but not limited to, requiring sprinkler or other fire suppression systems in structures not

otherwise required to have them.

9. NEXT STEPS: OTHER CITY APPROVALS REQUIRED

In addition to the PUD process, the proposed project will require an amendment to the Comprehensive

Plan, approval of a Preliminary and Final Plat to combine the four parcels into one, and a rezoning from

Downtown Commercial/Cottage Commercial to PUD. These applications will be submitted after the

Preliminary Plan PUD application is considered by the Planning Commission and the City Council. A brief

review of what to expect with each of those applications is included here to provide context for your

consideration of the Preliminary Plan PUD application.

Application

Comprehensive Plan Amendment

Reguide the parcels from Downtown Commercial to Mixed Use

Preliminary Plat and Final Plat
Approval

Combine the four parcels to one (City Code Sec. 30
Subdlivisions)

Zoning Ordinance Amendment

Change zoning of parcels from Downtown Commercial and

Cottage Commercial to PUD (Zoning Ordinance, Sec. 3)
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Tax Increment Financing Agreement | (If applicant requests public financing)

10. PROPOSED CONDITIONS OF ANY APPROVAL OF THE PUD PRELIMINARY PLAN APPLICATION
In summary, staff recommends that the following aspects of the project are the most important for further

discussion in order for the City to find that the proposed project meets the criteria for approval of a PUD

application:

e Building Height

e Public Benefits of the Project

e Parking Provided

e Connection to The Port and The Commons - visual and physical
e Landscaping

The following are recommended conditions of any approval of the PUD Preliminary Plan application.

These conditions shall be satisfied prior to review of a PUD Final Plan application:

o Uk W N

10.

1.

12.

The public benefits shall be detailed, increased from what is in this application, and satisfactory to the
City Council (see recommended public benefit).

Building height shall be reduced to two stories on Water Street.

A parking analysis to substantiate adequacy shall be submitted for review.

Superior landscaping plan shall be submitted and approved.

A traffic study shall be subject to review and approval by the City Engineer.

All grading and drainage plans shall be subject to the review and approval of the City Engineer and the
Minnehaha Creek Watershed District.

All utility plans shall be subject to review and approval of the City Engineer and Public Works
Superintendent

All ground-mounted and rooftop mechanical equipment must be designed or screened to mitigate
noise and any visual impact. All equipment shall be compatible with the building.

The applicant shall conform with all requirements required by the City Engineer to ensure that
stormwater is managed on site.

Street tree and boulevard plantings along Water Street and Lake Street are subject to review and
approval by the Public Works Superintendent.

Preliminary Plan and Final Plat application to combine the four parcels to one - to be approved
concurrently with Final Plan application

Comprehensive Plan Amendment application - to be approved concurrently with Final Plan
application.
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13. Preliminary and Final Plat Application - may be approved concurrently with Final Plan application

14. A conceptual Sign Plan for restaurant, retail, and apartment complex shall be submitted for approval by
the Zoning Administrator.

15. An exterior lighting plan shall be submitted to the Zoning Administrator for review and approval.

16. Fire District shall review plans and provide written approval

1. RECOMMENDED ACTION

The Planning Commission shall conduct a public hearing on the subject application and make a
recommendation of approval, modification, or denial to the city council. Staff recommends that approval
of the Preliminary Plan PUD application require reduced building height on Water Street, additional public
benefit, and a detailed parking plan based on anticipated need as detailed in this staff report. Planning
Commission should recommend any conditions of approval.

Attachments
1. City Engineer Report

2. Application and Narrative
3. Plan Set
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Memorandum
To: Kristi Luger, City Manager
Julia Mullin, Community Development Director
From: Morgan Dawley, PE, City Engineer
Date: May 20, 2025
Re: 10 Water Street Preliminary PUD

Engineering Review
City of Excelsior, MN
WSB Project No. 028742-000

We have reviewed the 10 Water Street Preliminary PUD submittal dated April 1, 2025. The
proposed development will consist of a mixed-use development including secure underground
private parking for residents, parking surface lot spaces, porch, a pedestrian garden sidewalk
landscape along Water Street and Lake Street, private apartments, outdoor amenity spaces, a
restaurant, and associated site elements to support this use.

Upon review of April 1, 2025, submittal materials provided by the applicant, this memo offers the
following comments and conditions of approval. Additional and/or revised engineering comments
and conditions of approval may be added with subsequent revisions and re-submittals by the
applicant.

General Comments

1. Should the City Council choose to include additional public benefit scope items as
additional conditions of approval for the development, the following infrastructure items
have been considered previously for past redevelopment proposals for the 10 Water
Street site, and could be considered for the current proposal:

a. Watermain looping on Lake Street from Water Street to Center Street to improve
fire flow and drinking water quality turnover in the downtown area

b. Pavement rehabilitation following construction adjacent to the site on Water
Street and Lake Street (mill and overlay)

c. Sidewalk widening and crosswalk/pedestrian enhancements adjacent to
development on Water Street and/or Lake Street or both sides.

2. City Standard Details and Construction Specifications shall supersede all submitted
details and specifications for work within the right of way and public infrastructure. Include
relevant plates in final plans.

3. The applicant is responsible for and shall provide copies of all applicable permitting for
the project prior to grading permit (mass grading) and/or building permit issuance,
including but not limited to Minnehaha Creek Watershed District (MCWD), Minnesota
Pollution Control Agency (MPCA) NPDES construction stormwater, MPCA sanitary
sewer, Minnesota Department of Health (MDH), and Metropolitan Council Environmental
Services (MCES), as may be applicable. City approvals shall be conditional upon
approvals by all pertinent regulatory agencies necessary for building permit issuance.
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10 Water Street Preliminary PUD Review
May 20, 2025
Page 2

4. The applicant shall ensure compliance with applicable regulations and provisions under
the Shoreland Management District pertaining to Lake Minnetonka.

5. Final civil plans, including demolition/removals, utilities, grading/paving, restoration,
landscaping, and erosion control/SWPPP shall be submitted to the City Engineer for
review and approval as a condition of building permit. Any approvals shall be conditioned
on satisfaction of all City Engineer comments and City Engineer approval of all final plans
and final plat.

6. A photometric plan shall be provided for any proposed site lighting adjacent to residential
uses.

7. A signed Stormwater Management Plan and narrative shall be submitted with the final
plan submittal detailing compliance with the City’s Design Standards and Surface Water
Management Plan including flood control. All plans and stormwater management reports
submitted for the final plat review shall be signed by a licensed engineer.

8. A development agreement outlining the proposed development’s public and private
improvements, ownership and maintenance responsibilities of the improvements, and
financial securities shall be required and executed as a condition of final approvals.

9. The developer must coordinate the relocation of any private utilities in conflict with the
proposed improvements. Any costs incurred for the relocation of overhead facilities or the
conversion to underground facilities will be the responsibility of the developer at the
discretion of the City.

10. The applicant is responsible for and shall provide copies of all applicable access
easement approvals, pipeline easement encroachment agreements, or any other similar
agreements or permits necessary to construct all proposed, necessary, and appurtenant
items related to roads, trails, sidewalks, driveways, public utilities, private utilities, that
may be required by the easement- or facility-owners to allow for the development to be
constructed as proposed to the City in accordance with the final plans approved by the
City.

11. Based on past city experience with removal of older asphalt pavements within the City of
Excelsior, it is recommended that the developer investigate and plan for during
construction the disposal of some asphalt pavement that may not be suitable to be
disposed of as recyclable bituminous and may need to be landfilled in accordance with
MPCA regulations.

12. Submit a construction staging, temporary traffic, and temporary access and sidewalk
access plan for all site areas and adjacent properties impacted by the project. A haul
route plan shall be submitted for review and approval with the final plat.

13. Show on future submittals exactly how existing power poles will remain, be removed, be
held for temporary conflict, and how existing power pole/light poles will be modified to
either remove existing street/security lighting no longer necessary following completion of
the project, or that will remain with lighting on them.

14. Include a demolition plan in future submittals. Show on demolition plan extents of tree
branch trimming and label any necessary branch trimming to facilitate construction
activity. Existing coniferous and other branches appear to extend to the existing drive
aisle and appear to need to be removed for construction of the proposed driveway.

https://cityofexcelsior.sharepoint.com/CompanyFolder/Shared Documents/Planning Commission/PC Packets/2025 - PC
Agenda Packets/6-23-2025/10 Water St_PUD Prelim Plan/Attachment 2 - city engineer report/10 Water St Preliminary
PUD_CE Review Memo for PC.docx

Page 107 of 177



10 Water Street Preliminary PUD Review
May 20, 2025
Page 3

15. Enumerate tree removal numbers with species on the demolition plan for tree
removal/preservation requirements verification.

16. Commercial driveway aprons conforming to the Excelsior City Standard Detail Plates
shall be required and shown in the final plan.

17. All retaining walls over the height of 4 feet shall be designed by a licensed engineer as
required by building code for review by the Building Official.

18. The Fire Marshal/Fire Chief and/or Building Official shall approve emergency vehicle
access/circulation. The applicant shall coordinate with Excelsior Fire District prior to Final
PUD submittal and incorporate comments from the Fire Marshal/Fire Chief in the final
plans for City review. Additional comments from the Fire Marshal or Building Official may
be provided under separate cover.

Lot Survey & Preliminary Plat (Sheets S01-S03)

1. An existing updated survey shall be provided to document all existing conditions of the
site including the boundary line of the parcels and the ownership of the land within 100
feet of the parcel line.

2. The existing drainage and utility easements for City storm sewer shall be applied for
vacation by the applicant and vacation of the easements shall be conditional upon final
PUD approvals.

3. Drainage and utility easements as required by the City engineer shall be incorporated
into the final plat/lot survey as a condition of approval. On future utility plan submittals
provide profiles to verify easement widths over the modified City storm sewer. Easements
(which may be included in the required private stormwater management agreement to be
executed between the city and the applicant as a condition of final approval) will also be
required over the private stormwater management system areas to allow for city
inspection, verification of function, and other related activities required of the city by
MPCA as a part of MS4 permitting responsibilities.

4. Clarify on final survey submittals if the existing private vehicular, pedestrian, and
driveway easements will remain, or be extinguished and whether any benefitting property
owners are in agreement with access easement modifications.

Site Plan (Sheet C01)

1. All roadways, drive aisles, and alleys must meet the Excelsior Fire District requirements
for minimum widths and turning radii, the Fire Marshall will review compliance with
existing fire codes. Provide additional dimensions and turning templates at driveway
entrances for review on updated plan submittals for review as required by the Fire
Marshal.

2. Verify through updated submittals that adequate site triangles are provided at the
alley/driveway intersection with Lake Street and the intersections of Lake Street with
Water Street and Center Street.

3. Provide typical sections for the concrete walk and bituminous roadway impacts that align
with the Excelsior City Standard Detail Plates in the final plans.
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4. Label all sidewalk widths, step, and stairway widths.

5. ADA accessibility shall be maintained for all parking and pedestrian ways that are
accessible routes. All public routes shall be designed to be ADA compliant or have clearly
identified alternative routes on future submittals.

6. Add concrete commercial driveway apron to city standards (standard detail plate) at the
alley/driveway access on Lake Street.

7. There is no loading or unloading zone provided or identified on Water Street or Lake
Street. Commercial deliveries shall be accommodated without blocking through traffic on
Lake Street or Water Street to maintain existing conditions. Loading/unloading
accommodations must be long enough at full width and excluding tapers to allow for a
semi food delivery truck and be a typical 8-foot parking width wide. Provide details for
review to show how pedestrians will be able to move through this area.

8. Ensure that all relevant Key Notes are shown on the plans. Currently some Key Notes
are listed in the legend but not identified on the plans.

Grading Plan (Sheet C02)

1. The proposed preliminary site grades, drive aisles, parking areas, and utilities shall be
verified by the City during the final submittal process as a condition of preliminary plan
review.

2. Provide sections and details on all retaining walls on final plan submittals, including
dimensions to property lines and how construction of walls will be conducted without
grading or impact across property lines. Provide details on how drainage along rather
than over retaining walls will be properly accommodated in the final plans.

3. A Stormwater Pollution Prevention Plan shall be provided to address erosion control
measures including soil stabilization practices, limited grading, temporary or permanent
cover, the use of mulch and construction phasing, as a condition of building permit
issuance.

4. The contractor shall provide the City with a schedule for erosion and sediment control
inspections.

5. Power pole and overhead wire conflicts with grading appear on the plans. Update plans
or provide information on pole and wire protection, replacement, or removal.

6. Show all proposed low floors and low openings elevations on the building, including on
the wall to the parking garage (ventilation grates) adjacent to the proposed
alley/driveway.

7. Show pavement patching in offsite areas necessary for utility work on utility plans and
show removals for these areas on demolition plans.

8. Show emergency overflow locations and routes within the housing area if piped inlets are
plugged or at capacity.
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Utility Plan (Sheet C03)

1. Provide information about building utility services such as meters. If located outside of the
principal building, they shall be entirely screened from off-site views.

2. The downstream sanitary gravity main capacities shall be verified by the City during the
preliminary/final application process. Capacity improvements for sewer and water may be
identified as necessary through further analysis as a public improvement and at the cost
of the applicant.

3. The capacities for the existing watermain shall be verified by the City during the
preliminary/final application process to ensure adequate water sizing for the anticipated
water consumption.

4. The applicant shall submit their water consumption needs for the site redevelopment to
the City for consideration under the sewer and water capacity analysis.

5. Any existing utilities abandoned on-site need to be included in demolition/removal plans.

6. Pressures will decrease 4 to 5 psi per level moving up multi-story buildings and building
booster pumps may be needed. The applicant shall verify all available flow and pressure
information as may be needed for the mechanical designs for the site.

7. Final plans shall include a profile for all proposed storm sewer.

Landscape Plan (Sheet L01)

1. All landscaping and plantings on- or off-site shall not conflict with underground utilities,

designated drainage swales, emergency overflow routes, or drainage and utility

easements at the discretion of the City Engineer.

Trip Generation & Traffic Modeling

Existing Conditions
1. Proposed site is in the west quadrant of the Lake Street and Water Stret intersection.
2. No existing counts were collected, what summer traffic volumes are being referred to?
Trip Generation

1. Clarify the area that existing trip generation was done for since the proposed site is
vacant.

2. It would be helpful to show existing/ proposed ADTs on Lake St and Water St since
turning movement counts were not collected.

3. Is the existing movie theater open? Google says it's permanently closed.
4. Table 1 displays the trip generation estimates for the existing building “adjacent to the

proposed site”.
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5. Include ITE Code and building sizes in Table 1.

6. What is asterisk for on the daily movie theater trip generation? With limited parking in this
area, it is unlikely this theater would generate this many trips on its own, potentially
shared trips with other uses. If the movie theater is currently closed the daily/peak hour
trips should be zero.

Proposed Condition
1. Include the site plan in the memo (including parking)

2. If the movie theater is being reduced in size, indicate how many screens/seats would
remain.

3. Include ITE Code and building sizes in Table 2.

4. Table 2 displays the expected number of trips that are generated with the proposed
development “and adjacent land uses”.

Conclusions

1. Proceeding with the assumption that the movie theater is open and operating thereby
generating trips, upon review of the applicant’s submitted proposed traffic information the
construction of the development is not anticipated to create a substantial increase to the
background traffic in the area.

Stormwater Management & Modeling

1. The provided MIDS report shows the project meeting water quality requirements,
however it does not show BMP parameters for the proposed underground infiltration
device. Applicant to provide the MIDS model for further review.

2. Proposed BMP invert of 932.0’ is not 3’ above the OHWL of nearby Lake Minnetonka
(929.4°). Applicant to raise BMP a minimum of 0.4’.

3. Applicant to provide construction detail for the proposed underground infiltration system
including a section view.

4. Applicant to provide additional information on the soil amendment justifying improved
infiltration rates below the proposed underground infiltration system.

5. Applicant to provide post-construction infiltration testing verifying design infiltration rates
are met.

6. Applicant to provide more information on low floor plans. Noted first floor elevation for the
garage appears to be the low opening.

7. It appears that water on the south and west sides of the site is routed down a driveway
along a wall/curb to Lake Street. Applicant to provide more detail showing water is not
routed to the parking garage opening.
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Recommended Action

This concludes the preliminary PUD review engineering comments and recommended conditions
of approval for the proposed 10 Water Street development site. More comments may be provided
following reviews of any future revised and additional material that may be provided by the
applicant.

Based upon our review of the preliminary PUD review for this proposed development, dated April
1, 2025, and subsequent revisions, we recommend the project be considered for Planning
Commission conditional recommendation for approval, and City Council conditional approval,
conditional on satisfaction of the above engineering comments and conditions of approval, any
additional Planning Commission and City Council conditions of approval, and any and all
Excelsior code and zoning ordinance requirements. Should you have any questions regarding
this memorandum, please feel free to call me at 763-287-7173.
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From: Allison Wert

To: CityHall

Cc: Jacob Wert

Subject: 10 Water Street

Date: Monday, May 12, 2025 9:22:40 PM

You don't often get email from wert.allison@gmail.com. Learn why this is important

ALLISON S. WERT
JACOB J. WERT

20560 Summerville Road
Excelsior, MN. 55331 | 612.859.7777

jacob.wert@shelard.com
wert.allison@gmail.com

12 May, 2025

Dear Mayor, Councilmembers and Commissioners of Excelsior:

We recently learned of the PUD application for 10, 26 and 28 Water Street. We are writing to
express our full support of and enthusiasm for this project. We grew up in Deephaven and
Minnetonka and returned to raise our family here 18 years ago. We have a deep connection to

Excelsior.

We feel that this project will have such a positive impact on Excelsior and bring a much-needed
change to the current eyesore and unutilized, valuable space at the heart of the city. Above all else,
we want to see Excelsior evolve in a tasteful, community-centered and thoughtful way-this project
does just this. We have been saddened to watch parts of Wayzata develop as they have over the past
20 years.

There are so many aspects of this project we find thoughtful, neighborhood-based and inviting—
what a positive impact it will have on Excelsior. The plans are beautiful and will complement the
existing city landscape. Restoration of the historic Dock Cinema would be incredible- it will bring
more vibrancy to Water Street — and how insightful to create a multipurpose space. We also
understand that construction would allow for much needed and overdue infrastructure benefits for
the buildings and homes in the area. The addition of parking near the lake is not something that one
would expect to come with a project such as this, on such valuable land. Without a doubt this is a
development that will enhance so many aspects of Excelsior's innate charm: increasing housing

options and parking, inviting community gathering spaces, and improving needed infrastructure.

Sincerely,
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Allison and Jacob Wert
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From: Huseby, Andrew L

To: CityHall
Subject: 10 Water Street | Letter of Support
Date: Wednesday, May 14, 2025 10:14:38 PM

You don't often get email from andrew.l.huseby@jpmorgan.com. Learn why this is important

Dear City of Hall of Excelsior,

I hope this message finds you well. I am writing to express my strong support for the 10 Water
Street proposal, a transformative mixed-use development that promises to significantly
enhance the economic and cultural landscape of our cherished city, Excelsior.

The proposal for 10 Water Street is not just a development project; it is a strategic investment
in the future of Excelsior. Here are several compelling reasons why this project deserves your
approval:

1. Economic Impact: The development will convert a long-vacant lot into a vibrant tax-
generating asset, bringing new residents and businesses to Excelsior. This influx will stimulate
local commerce, increase foot traffic, and contribute to the city's financial health, ensuring
sustainable growth for years to come.

2. Complementing the City Landscape: Thoughtfully designed to harmonize with Excelsior's
historic charm, the project respects the architectural integrity of the area while introducing
modern elements that enhance the city's aesthetic appeal. The integration of residential,
retail, and cultural spaces will create a seamless transition between the historic district and
the surrounding areas.

3. Revitalizing Water Street and Excelsior: After 15 years of inactivity, the 10 Water Street
parcel will finally be developed, breathing new life into Water Street and the city as a whole.
The project's vibrant mix of uses will attract diverse demographics, fostering a lively
community atmosphere that benefits both residents and visitors.

4. Preserving and Restoring the Cinema: The proposal includes the restoration of the historic
Dock Cinema, a beloved cultural asset with the potential to serve as a community-driven
space for decades. This preservation effort not only safeguards Excelsior's heritage but also
provides a venue for cultural enrichment and community engagement.

5. Enriching Excelsior's Small-Town Charm: The project enriches Excelsior's small-town charm
while fostering sustainable economic growth and preserving connections to the city's historic
character. It will be a meaningful addition to Excelsior, unlocking the potential of this beautiful
land. This transformative project aligns with the community's vision and connection to the
past, ensuring a development we will be proud of for future generations.

6. Proven Track Record: Mithun Companies has a demonstrated track record of having a
positive impact on the communities in which they are present. Their expertise, commitment,
and dedication to the community will ensure that 10 Water Street enhances and
complements the charming nature of downtown Excelsior.

I strongly believe the 10 Water Street development will be a source of pride for our city,
offering meaningful contributions to its economic vitality and cultural richness.
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Thank you for considering the proposal, which I am confident will be a catalyst for positive
change for future generations to come in Excelsior. Please feel free to reach out if you have
any questions or require further information.

Warm regards,
Andrew Huseby

Andrew Huseby | Executive Director | J.P. Morgan Private Bank | 241 5t Ave N. Suite 900 |

Minneapolis, MN 55401 | T: 612 2152123 | andrew.l.huseby@jpmorgan.com | privatebank.jpmorgan.c
om

J.P. Morgan Securities LLC | JPMorgan Chase Bank, N.A.

NOT AN OFFICIAL CONFIRMATION OR VALUATION OF ANY TRANSACTION. Trade instructions will
not be accepted through Electronic Mail (E-mail). For informational purposes only. This does not
represent an official account of the holdings, balances, or transactions made in your account. Please refer to
your monthly account statement for the official record of all of your account activities. For questions, please
call your J.P. Morgan representative. JPMorgan Chase & Co. and its affiliates and employees do not provide
tax, legal or accounting advice. You should consult your own tax, legal and accounting advisors before
engaging in any financial transactions. Please submit personal information to J.P. Morgan through a secure
manner (e.g., Secure Message Center, Client Exchange, postal mail, fax or in person). Important risk
considerations for certain investment products and asset classes can be found HERE.

INVESTMENT PRODUCTS: NOT FDIC INSURED ¢ NO BANK GUARANTEE e MAY LOSE VALUE

This message is confidential and subject to terms at:
https://www.jpmorgan.com/emaildisclaimer including on confidential, privileged or legal
entity information, malicious content and monitoring of electronic messages. If you are not the
intended recipient, please delete this message and notify the sender immediately. Any
unauthorized use is strictly prohibited.

Page 116 of 177


mailto:andrew.l.huseby@jpmorgan.com
https://privatebank.jpmorgan.com/
https://privatebank.jpmorgan.com/
https://www.jpmorgan.com/country/US/EN/disclosures/jpm-pb-risks-for-investments

From: Anne Iverson

To: CityHall

Subject: 10 Water Street

Date: Wednesday, May 14, 2025 7:30:32 PM

You don't often get email from anneiver@hotmail.com. Learn why this is important

Anne Iverson

19980 Cottagewood Road
Excelsior, MN 55331
Anneiver@hotmail.com
May 14, 2025

Dear Mayor and City Council Members,

As a proud, long-time resident of Deephaven- just a short
bike ride down the trail to Excelsior and now a parent
raising my children in this beautiful community [ am writing
to express my enthusiastic support for the proposed project
at 10 Water Street and the revitalization of the historic Dock
Cinema. This initiative is more than a development; it is a
long-awaited and deeply needed investment in the spirit,
culture, and future of our city.

For years, the parcel at 10 Water Street has remained
untouched, a visible reminder of both potential and pause.
Now, we have an opportunity to finally bring it to life in a
way that respects our past, celebrates our present, and
prepares for the future.

The restoration of the Dock Cinema especially its historic
marquee and fagade 1s more than a nostalgic gesture. It’s a
commitment to preserving the character of Excelsior while
reimagining it as a modern, multipurpose cultural space.
Imagine the ability to attend local performances, and movie
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nights in a place that honors Excelsior’s roots while opening
doors to new experiences. This 1s not just a theatre it’s a
gathering place, a shared heart for the community.

The project also promises a positive ripple effect along
Water Street, enhancing the pedestrian experience and
reinforcing the charm that makes Excelsior special. A
thoughtfully designed public space like the envisioned
“front porch” by the lake will only deepen the city’s
reputation as a warm and welcoming destination for both
residents and visitors.

Economically, the impact is hard to overstate. From new
commercial opportunities that align with the small-town
charm, to the long-term boost in tourism and local spending,
the revitalization of this space will only help to enhance
Excelsior’s core. The potential addition of short-term
rentals, with a focus on community-based priorities,
presents yet another way to thoughtfully grow while staying
true to our values.

Excelsior has always been a place where families come to
grow, businesses come to thrive, along this special shoreline
town. This project reflects those values. It is respectful,
community-focused, and long overdue.

I urge you to support this initiative not just for what it brings
today, but for what it secures for tomorrow. As someone
who plans to remain in this community for many years to
come, I see this as an investment in our shared story, one
that will benefit the community and generations after.

Thank you for your continued service to Excelsior and for
considering this transformational opportunity.
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Warmly,
Anne Iverson
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To the Members of the Excelsior Planning Commission and City Counecil,

I am writing in support of the proposed development at 10 Water Street. As a business owner and
adjacent property owner, I believe this project represents a meaningful opportumty for our city—
both economically and socially.

This development stands to enhance Excelsior’s tax base, bring new residents to our vibrant
downtown, and introduce a welcome new restaurant option with views of the lake. These
elements align with the long-term vitality and character of Excelsior.

I also support the inclusion of a third floor in the proposed design. The reality of real estate in
high-demand, limited-space locations is that additional density .is often necessary to make a
project financially viable. The cost of construction materials like a 2x4 is the same regardless of
location—but the variable is land value. In desirable areas like Excelsior, with a small and
historic downtown footprint, vertical development can be a reasonable and measured response.
While Manhattan is an extreme example, the principle holds: higher land costs often require
additional stories to make the economics work. This project is far from a skyscraper, and the
third floor remains in scale with the surrounding area while helping ensure long-term financial
feasibility.

That said, I do have concerns regarding the inclusion of short-term rentals alongside long-term
housing within the same building. As the owner of a short-term rental property, I understand
firsthand the seasonal nature of demand. January and February are traditionally high-vacancy
months, particularly during the weekdays, and these are also the times when our local businesses
are in greatest need of steady, year-round patronage. A project heavily reliant on short-term
guests during those slow months’ risks underdelivering on its potential to support local retail and
dining establishments when it matters most.

Additionally, the mix of short- and long-term tenants within one building raises questions about
oversight, quality of life, and property management. How will the city ensure that short-term
rentals are appropriately monitored and maintained? What impact will transient occupancy have
on permanent residents in the same space?

I encourage the Council to continue supporting thoughtful development that enhances
Excelsior’s charm and economic health while also considering the long-term community
implications of mixed tenancy.

Thank you for your time and continued leadership.

Sincerely,

Christoph€r Dennis

Lakes Area Realty
Building Owner: 11 Water Street, 35 Water Street, and 409 2 Street.
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From: CityHall

To: Julia Mullin

Subject: FW: 10 Water Street

Date: Thursday, May 8, 2025 10:51:46 AM
Attachments: image001.png

HiJulia,

Please find the below.

Thank you,

Hilary Vokovan - Administrative Assistant

Direct Phone 952.653.3671 | frontdesk@excelsiormn.org
www.excelsiormn.org

Excelsior business hours are 7:30-5:30, Monday through Thursday. Closed Fridays.

ff THECITY O 150 Highway 7, Suite 230
s EXCELSIOR ; il i
é“m.wu Excelsior, MN 553311877

From: James Grotting <jcgrotting@gmail.com>
Sent: Thursday, May 8, 2025 10:49 AM

To: CityHall <cityhall@excelsiormn.org>

Cc: adgrotting@aol.com

Subject: 10 Water Street

You don't often get email from jegrotting@gmail.com. Learn why this is important

Dear council members:

My wife, Ann, and | have had the opportunity to review the proposal for the new
development at 10 Water Street by Mr. Matt Mithun. We own a condominium at 433

Lake Street in Bayshore Manor. We are in support of the project and feel that it would be

a positive addition to the community and a landmark building for the Excelsior
waterfront for years to come. | have every confidence that the council members will

review this proposal thoughtfully and make a decision that is in the best interest for our

wonderful community.
Sincerely,

James C. Grotting, MD
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This e-mail, including any attachments, is meant only for the intended recipient and may
be a confidential communication or a communication privileged by law. If you received
this e-mailin error, any review, use, dissemination, distribution, or copying of this e-mail
is strictly prohibited. Please notify the sender immediately of the error by return e-mail

and please delete this message from your system. Thank you in advance for
your cooperation.
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Eden Prairie, MN 55344

p @ 6600 City West Pkwy, #205
11

H EG E N ES & hegenes.com

BERIGSRIENR SHIRE S

May 5, 2025

Dear Mayor and City Council Members of Excelsior,

| am writing on behalf of Hegenes Properties, the owners of the property Excelsior Shores, at 322 Lake
Street, Excelsior, MN, to express our strong support for the Preliminary Planned Unit Development (PUD)
application for 10, 26, and 28 Water Street, as submitted by the development team.

As immediate neighbors to the proposed project site, we view the redevelopment of what is currently a
vacant and dusty parking lot as a tremendous opportunity to enhance our neighborhood. The proposed
3-story mixed-use project, featuring 43 apartment units, retail space, and the revitalization of the historic
Dock Cinema, aligns with the vision of fostering a vibrant and engaging community in Excelsior’s
downtown.

We are particularly excited about the addition of new residents to the area, which will bring increased
vitality and support for local businesses. The inclusion of a restaurant at the corner of Water and Lake
Street promises to create a welcoming gathering place for neighbors, further strengthening community
connections. Additionally, the project’s thoughtful design, including public spaces, enhanced stormwater
management, and infrastructure improvements like the Lake Street water main loop, demonstrates a
commitment to both aesthetic and practical benefits for the city.

We believe this project will not only complement the historic character of Excelsior but also contribute
significantly to its economic and social fabric. We respectfully urge the City Council to approve the PUD
application, as it represents a meaningful step toward unlocking the potential of this unique parcel.

Thank you for considering our support for this transformative project. We look forward to seeing it move
forward and contribute to the continued growth of our community.

Sincerely,

Ryan Sather
President




From: Laura Hotvet

To: CityHall

Subject: 10 Water Street

Date: Tuesday, May 13, 2025 8:04:20 AM
Attachments: Outlook-xb5prfli.pna

You don't often get email from Ihotvet@lakesarearealty.com. Learn why this is important

To Whom it May Concern,

| am writing in support of the project proposed by Matt Mithun at 10 Water Street. In my
opinion, the property itself is one of the most important parcels located in the South Lake
Minnetonka area. It represents the front porch entrance of our beloved city of Excelsior and
historic Water Street. What is important to me, is that the proposed new build on the lot will
support the renovation and rebuild of the cinema project. The cinema is not only important to
our history, it offers a platform for a diverse array of activities for people to partake in year-
round, and will bring more visitors to the area supporting our local businesses.

Adding more commercial and residential units benefits the city and its tax base which in turn
benefits everyone. My two cents!

LAURA HOTVET COMMERCIAL BROKER
Lakes Area Realty

Excelsior/Lake Minnetonka Office
612.816.7537 LAKES ARGA
LHotvet@LakesAreaRealty.com REALTY.

B 2 [ 6)
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Lakes Area Realty
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From: CityHall

To: Kristi Luger

Cc: Theresa Bajda; Julia Mullin
Subject: FW: Letter of Support - 10 Water St.
Date: Tuesday, May 6, 2025 4:47:14 PM
Attachments: image001.png

Good afternoon,

Here is another letter of support for 10 Water Street.
Let me know if | can assist further.

Thank you,

Hilary Vokovan - Administrative Assistant

Direct Phone 952.653.3671 | frontdesk@excelsiormn.org

www.excelsiormn.org
Excelsior business hours are 7:30-5:30, Monday through Thursday. Closed Fridays.

ff THECITY O 150 Highway 7, Suite 230
s EXCELSIOR ; iai i
é“m.wu Excelsior, MN 553311877

From: Patrick Foss <pfoss@thinktalent.net>
Sent: Tuesday, May 6, 2025 4:01 PM

To: CityHall <cityhall@excelsiormn.org>

Cc: Matt Mithun <matt@mithunent.com>
Subject: Letter of Support - 10 Water St.

You don't often get email from pfoss@thinktalent.net. Learn why this is important

Greetings,

I would like to take a minute to share my support of the proposed project at 10 Water Street in
Excelsior. As a neighbor, business owner and resident, | appreciate the time and
thoughtfulness put into this design. | applaud the approach to this project by starting with the
public listening sessions and making adjustments based on that feedback. The plans and
presentation appear to address many concerns of those that came before it.

As a neighbor, located at 351 ond Street, this design seems reasonable and will make good use
of a property that has been vacant for far too long. The residential nature fits well within the
area and will lead to vested residents to enhance the Excelsior living experience. The potential
variance requests for unit size, height and parking seem reasonable and should not result in
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putting this project at risk. This plan seems realistic and achievable without compromising the
existing standards

As a business owner, | support the continued community development that will bring people
into town. We have four new restaurant concepts opening in the next several weeks and
bringing people into town will be important to the long-term viability of our hospitality
ecosystem. Having more people living in town and taking pride in Excelsior will benefit both
residents and visitors.

As aresident, | welcome the development that creates an endcap to Water Street that is
thoughtfully designed and blends in with the existing streetscape. Making preservation of the
theater a key element of the design ties the new to the storied past of Excelsior. This addition
will contribute to the vibrancy of The Port area without impacting some of the older areas of
Excelsior. We walk our dog by the lot regularly and have always talked about how that property
could be developed in a positive way. The occasional flea market or gathering doesn’t do it
justice.

I hope you will support this overdue proposal and do what you can to make it happen.

Thank you.

Patrick Foss

President, ThinkTalent

CEO, Excelsior Brewing Company

Resident: 456 Lafayette Avenue, Excelsior, MN 55331

pfoss@thinktalent.net
M-952-210-8943
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PUD Application | Cover Letter

| Cover Letter

| Infroduction

| Section 1 | PUD Narrative

| Section 2 | Architectural Response

MARCO L[ ¥.1)13

Dear Mayor, Council Members & Commissioners,
We are pleased to be submitting our Preliminary PUD Application for 10, 26 & 28 Water St.

You'll recall we first came before you about a year ago proposing a hotel project at this same
location. We received mixed feedback, with the biggest takeaway that we should come back
with a 3-story project. So we went back to work and now submit a 3-story mixed-use project
with 43 apartment units, retail, and a reimagining of the historic cinema.

Over the last year we have been working closely with our architect, Tushie-Montgomery, and
we’re excited to share with you a project that we believe will be a meaningful addition to
Excelsior. The details of our proposal can be found within the application, but I'd like to take a
moment to communicate at a high-level what this project means to us, the development team,
and what | believe it could mean to the City of Excelsior.

Under current zoning and given the topography of the site (7’ of drop), we are entitled to build
a 21’ building. This would most likely mean a restaurant/bar with a big patio and lots of surface
parking. We don’t believe anyone feels like this is the best/highest use of this site, nor do we
believe that anyone wants to see it remain a grass field/parking lot forever.

Same as last year with the hotel proposal, we want to be very clear with what we’re proposing
and the potential outcomes. Approval means finally unlocking the potential of this uniquely
beautiful parcel with a transformative project. Denial means it remains a parking lot for the
foreseeable future. And please don’t take that message the wrong way, | just believe it’s
important to be as clear as possible at this point so that a fully informed decision can be made.

Of course we have the ability to make modifications, as we have shown with updates made
since the Sketch Plan Review and meetings we have had with residents. But again, material
changes to height or density leave us with a project that is not viable.

What this project means to the City financially is clear and meaningful, but what it adds to the
character of the City is what we’re the most excited about and hope resonates with all of you.
We only want to pursue a project that Excelsior can be proud of, and between a diverse unit
mix of beautiful apartments, one-of-a kind retail, green public space, and the preservation of a
cinema that has the chance to be a community-driven asset for decades, we believe this project
will become a great source of pride for Excelsior.

Sincerely,

L. Wt Wdieen

R. Matt Mithun

MITHUN

C U M P A N | E S TUSHIE MONTGOMERY
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PUD Application | Introduction

Project Vision Overview Statement:

This proposal introduces approximately 40 new residential units and 5,600 square feet of
commercial space at the corner of Water and Lake Street. It also includes the restoration and
revitalization of the historic Dock Cinema, incorporating an additional 1,800 square feet of
commercial space within the building.

Designed to enhance community engagement, the development features inviting public spaces,
approximately 70 underground parking spaces, and up to 24 additional surface parking spots.
This thoughtfully scaled, mixed-use project enriches Excelsior’s small-town charm while fostering
sustainable economic growth, supporting diverse housing opportunities, and strengthening
connections to the city’s historic character.

By balancing public benefit with strategic private investment, this development exemplifies a \
collaborative approach to thoughtful urban revitalization. _ g BFese

EaEm

T

==

MIZel8] MCLANE MITHUN
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| Preservation and Revitalization of Historic Cinema
and Theatre Experience

e Restoration of historic marquee and fagade
e Community-based priority multipurpose theatre space (Movies, public use, events)
e 1,800 sf of new boutique commercial space

| Public Spaces and Preservation of Public Views -
Welcoming Elevated Deck and Front Porch Public Seating
and Gathering Space

e 1,815 sf of elevated deck and front-porch space exclusively for public use
e Preservation of public views - No comparable privately-owned, for-public-use civic amenity space like it exists
today on Lake Street

| Lake Street Water Main Loop Completion
e To the community’s benefit this project will pay $275,000 for the construction and completion of the Lake
Street water main loop which is currently incomplete
e 'This project would not require it

| Lake & Water Pedestrian Improvements

e To the city’s benefit this project will pay $100,000 to the city to advance their efforts in design and construction
of a redesigned pedestrian crossing at the Lake & Water intersection

MARCO [{¥TS

DEVELOPMENT ——

| Community and Downtown Enhancements
To the benefit of the downtown district and community this project will contribute $125,000 over a period of
five years supporting fireworks, Christmas lights, public restrooms, or Water Street beautification efforts with
hanging flower baskets and boulevard tree plantings

| Enhanced Stormwater Treatment Prior to Reaching
The Commons and Lake Minnetonka

| Economic Impact and Vitality
This project will generate $385,000 in Park Dedication, SAC/WAC, and Permit Fees to the city
By conservative estimates from the city’s financial advisor this project will create $8,881,000 of new tax
increment over the next 26 years
With the County Assessor’s Office still conducting their analysis our estimates show this project will create
$12,274,000 of new tax increment over the next 26 years
If captured through a Redevelopment TIF District the city of Excelsior would receive cashflows of $2,220,000
in TIF proceeds and administrative fees from this project
Our analysis shows the city will capture $3,070,000 in TIF proceed cashflows through the Redevelopment
District from this project

'This financial benefit to the city does not exist but for this project and its ability to create a Redevelopment TIF

District
If the 10 Water Lot was developed as a 1-story commercial building with a surface parking lot as is entitled

by-right the new tax increment created would be substantially smaller, the fees would be substantially less, there

would be no opportunity for Redevelopment TIF District, there would be insuffucient means to proceed with
the Cinema’s restoration, and there would be no public benefit.
Increased economic impact of new residents that would not otherwise exist

MITHUN

COMPANIES

TUSHIE MONTGOMERY
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06.10.2025 - Conceptual interior renderings of revitalized cinema lobby and vestibule spaces.

MARCO [{¥TS

DEVELOPMENT

Rebuilding the Tonka Cinema: A Community Revival

The Tonka Cinema has long stood as more than just a movie house. Built in 1940 and fragically
lost to fire during World War I, it was so cherished that the federal government granted a rare
steel exemption to rebuild it in 1945—proof of its importance to the heart of Excelsior.

Today, in an era when cinemas nationwide are closing their doors, we are choosing a different
path. We believe in the power of shared experiences, in gathering together to laugh, cry, and
celebrate stories. That's why we're thrilled to announce the revival of Tonka Cinema—not just as
a movie theater, but as a dynamic community hub.

This renovation will honor the cinema’s historic character while meeting the needs of today’s
audiences. The upstairs theater will be fully restored and modernized, while the large ground-
floor space will be reimagined as a vibrant retail or restaurant venue—bringing new life and
energy to downtown Excelsior.

For over 35 years, FilmNorth has championed independent fimmakers and brought diverse
voices to the screen. Tonka Cinema will become their second location, expanding their reach
and deepening theirimpact.

In a show of community commitment, Mithun Companies has generously agreed to lease the
cinema space to FlmNorth at no cost. This allows programming to remain centered on the
community rather than commercial profit—ensuring that Tonka Cinema becomes a gathering
place for all.

What to Expect:

A mix of first-run feature films and curated indie gems

Excelsior-specific discounts and resident-focused pricing

Community events, filmmaker talkbacks, and cultural programming

Opportunities for residents, schools, and local organizations to rent the space at

discounted rates including screening live sporting events, e-sportfs, and children’s

birthday parties

e Plans for a “Dinner & a Movie" series in collaboration with Excelsior restaurants

e A potential Lake Minnetonka Film Society offering monthly themed screenings and
discussions

e Aninternational film festival that brings new voices to our lakeshore

Sample Weekly Schedule:

¢ Monday & Tuesday — Rental opportunities for residents, businesses, and organizations at
reduced rates for locals

e Wednesday - Special events, fimmaker Q&As, and flexible community programming

¢ Thursday to Sunday — Regular screenings of first-run films in a beaufifully restored historic
sefting

The return of Tonka Cinema is more than a renovation—it's a rebirth. With your support, we can
bring stories back to our screens and connection back to our streefts. Let’s build something
lasting together.

At the heart of this revival is a powerful partnership with the Twin Cities-based nonprofit FimNorth.

MITHUN

C u M PA N I E S TUSHIE MONTGOMERY
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06.10.2025 - Precedent imagery to help guide and inspire cinema interior design.

MIRlele| MCLANE| MITHUN
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PUD Application | Section One: PUD Narrative

The purpose of the PUD, (Planned Unit Development) District, is to accommodate
development that may be difficult to carry out under conventional zoning district standards,
that results in public benefits as outlined in Section 65-2 of the zoning ordinance, and
provides comprebensive procedures and standards intended to allow more flexibility in

the development of residential and/or non-residential areas. This flexibility should result

in a development that is better planned and contains more amenities than one produced

in accordance with conventional zoning ordinances and subdivision controls. While more
lenient siting requirements may be granted, the planned unit development should contain
Jeatures not normally required of traditional developments. The decision to approve a PUD is
a public policy decision for the City Council to make in its legislative capacity.

Sec. 65-7. Preliminary plan.
(a)Submission requirements. The preliminary plan application shall include as applicable,
but not be limited to, the following submissions. The applicant is encouraged to submit more

detailed plans as outlined in the final plan submittal process (section 65-7(e)).

(1) A Completed Application. i applications shall be filed with the
zoning administrator on an official application form at least 30 days in advance of the
meeting at which it will first be considered.

MARCO [{¥TS

DEVELOPMENT

City of Excelsior Land Use Review

350 Highway 7, Ste 230 e Excelsior, MN 55331 H H
ey (952) 653-3674 Application
APPLICANT INFORMATION
Name: Matt Mithun | Business Name: Water & Lake LLC
Address: 950 Wayzata Bivd, Ste 104
City: Wayzata State: MN | Zip Code: 55391
Telephone: (952)473-6422 E-Mail: matt@mithunent.com
OWNER INFORMATION (if different)
Name: | Business Name:
Address:
City: State: | Zip Code:
Telephone: E-Mail:
TYPE OF APPLICATION (check all that apply)
o Comprehensive Plan Amend o Design Standards o_Subdivision
o Rezoning o Sketch Plan Review o Admin Subdivision
o PUD - Concept Plan o Conditional Use Permit/IUP o Preliminary Plat
¥ PUD - Preliminary General Plan | o Variance o_Final Plat
o PUD - Final Plan o Appeal of Zoning Decision o Other

PROJECT INFORMATION

Street Address:
10 Water St, 26 Water St, 28 Water St.

Property Identification Number(s) (PIN #s):
3411723110059, 3411723110058, 3411723110057, 3411723110054

Legal Description (attach if necessary):

Zoning District:

DC,Downtown Commercial

Please find attached ALTA

Description of Proposal (attach additional information if needed):

Please find attached Preliminary Plan

Reason(s) to Approve Request (attach additional information if needed):

Please find attached Narrative

APPLICANT'S STATEMENT

This application should be processed in my name. I have completed all of the applicable filing requirements and, t
the best of my knowledge, the documents and information I have submitted are true and correct. I agree to
reimburse the City of Excelsior for the costs of professional Engineers and other Consultants hired by the City to
review and inspect this proposal when the City is unable to do so with existing in house staff.

Signature: /é M—W

OWNER'’'S STATEMENT
I am the owner of the above described property and I agree to this application.

Signature: /é 77% 742’4%4»

Please see the attached checklist(s) for a list of plans and other information that must be submitted with this
application and for other important information. The checklist must be submitted with the application and the
required submittals.

Date: 3/30/25

Date: 3/30/25

MITHUN

COMPANIES

TUSHIE MONTGOMERY
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10 Water Street

PUD Application | Section One: PUD Narrative

== ( 2) A Location Ma [O of the subject property and surrounding area, showing streets VA Oning Map

and zoning designations and existing land uses of adjacent properties. Noft to Scale
Applicant Commentary: The site is located at the intersection of Lake Street and Water
Street, at the eastern edge of the Downtown Commercial Zoning District. The 10 Water
Street lot, where the proposed new structure will be situated, features 147 feet of frontage
on Water Street and 187 feet on Lake Street.
This parcel is unique within Excelsior’s downtown district as an edge condition that abuts Legend
Zoning Districts

multiple zoning classifications and architectural styles. As shown in the zoning map on
[ | R-1, Single Family Residential

[ ] R2. single and Two Family
[ #-3, Medium Density Residential
I = tiah Density Residental
I oc. oowniown Commerciat
I cc Cottage Commercial
[ . mixed Use Commercial
|| 6C, General Commercial
B - Fubic Park

B »! Pubic Instiutional

B =uo. Planned Unit Developmant

the following page, the site is adjacent to four distinct zoning classifications: Downtown
Commercial, R-2 Single & Two-Family, Public Park, and R-4 High-Density Residential.

The architectural context of the site is similarly varied. The historic Water Street streetscape
is predominantly composed of brick-clad buildings with varied heights, constructed
directly against lot lines and adjacent structures. In contrast, as one moves north from
Water Street, Lake Street transitions into a waterfront-influenced residential architectural
style, characterized by wood siding, larger lots, and increased setbacks from property
boundaries and neighboring structures.

This unique positioning necessitates a thoughtful architectural response that harmonizes
with the diverse adjacent uses, programming needs, and architectural styles. While

preserving the strong historic character of Water Street is critical, it is equally important to Location

respect the character of Lake Street and thoughtfully integrate the mixed-use nature and Ma
o . : ) , P

residential components of the project. The goal is to achieve the highest and best use of the Noft to Scale

site, ultimately maximizing its benefit to the community.

Commercial - 1 story

Commercial - 1.5 story

©00

Commercial - 2 story

h

o~

5‘, Commercial - 2.5 story

Residential - 2 story

Residential - 3 story

MARCO [YIS¥XY3 MITHUN TAA Page 04
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PUD Application | Section One: PUD Narrative

(2) A Location Ma [O of the subject property and surrounding area, showing

streets and zoning designations and existing land uses of adjacent properties.

Applicant Commentary: Zoning Summary

'The adjacent table outlines the primary zoning guidelines for the Downtown Commercial
District and specifies whether the proposed plan complies with existing zoning regulations
or requires flexibility through the PUD application process.

While the project team has striven to conform to as many ordinance guidelines as possible,
the requested flexibility is necessary to deliver a project of greater value and public benefit
than one strictly adhering to the prescriptive zoning requirements for this site.

Additionally, our team encourages the City to evaluate this site with consideration of
its location at the edge of the Downtown Commercial District, transitioning from the
Excelsior Historic Downtown District into adjacent residential areas. These include R-2
Single & Two-Family, Public Park, and R-4 High-Density Residential districts.

MARCO[IWY{H

DEVELOPMENT

Requirement

50-2 Permitted Uses
Dwelling Unit located above ground floor,
restaurants, retail permitted.

MET
Dwelling units are all above ground floor along
both Water & Lake. No residential use on Water.

50-3 Lot Requirements and Setbacks
Front yard setback - None reqd

Side yard setback - None reqd

Rear yard setback - 12 ft reqd

MET
MET
MET

Building Height - 2 stories not to exceed 28 ft

Variance Required Even a 2-story building
would need a variance based on grade calculation
and elevation drop on site. Height is currently 3

stories along Water. Max height from Water St
grade i2 Story form is 30’-4”.

Impervious surface max - 100%

MET

17-8 Minimum floor area per dwelling
One Beds - 700 sf min

Two Beds - 800 sf min

Three Beds - 880 sf min

GA

MET
MET

19 Off-Street Parking Requirements
Residential - 2.5/Unit (1.5 Indoor, 1 Outdoor)

g@@- 2.5/1000 SF Gross
eater - 1/10 Seats of Design Capacity

Resi parking exceeds OWD.
Garage has 70 spaces for 40 Units (1.75/Unit)
OWD has 77 spaces for 50 Units (1.54/Units)

12.5 Reqd + 4.5 Reqd = 17 Total
5 Reqd

Parking Setback Requirements
Front and side yard - 10 ft
Rear - 5 ft

Bike Parking - Reqd (no specific number)

MET

Variance Possible No setback provided on
side. Drive lane is 2 ft off rear property line.
Completely screened.

MET

20 Off-Street Loading
No loading spaces reqd in downtown
commercial district.

MET Loading space provided by garage.

MITHUN
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PUD Application | Section One: PUD Narrative

(3) Narrative. The applicant shall supply a narrative explaining; Another consideration relative to “by right” development vs. PUD........

10 Water Street alone could support a 3,150 sf restaurant @ 1 stall/42, when providing parking
per the ordinance. This would suggest that of the 34,405 sf of site area, less than 10% would be
covered by building, and approximately 26,250 sf of the site, 70%, would need to be a surface

A. How proposed development will be superior to or more innovative than conventional
development undertaken by the City’s land use regulations and how it accomplishes the goals
outlined in Section 65-1:

parking lot.

Applicant Commentary: Our initial vision for this project was a mixed-use development
that incorporated a hotel and event space as we understood these to be a desire of the
community. Out of economic necessity that project needed a fourth floor for viability.
After significant time, effort, and resources on that endeavor the consensus of feedback
we took away from commissioners and council members was the height of a fourth floor,

By Right

Diagram
Not to Scale
traffic the development would create, and intensity of operations were not what was
desired for the community. With that feedback taken to heart, we set about reenvisioning
a project that could be a transformative mixed-use community with appropriate scale that
fosters the charm and character of Excelsior’s livable small-town feel.

Required
Parking

We seek flexibility with a planned unit development to create a boutique mixed-use
community that is accretive to the fabric of Water Street’s development pattern and
supports the spirit of the City’s Comprehensive Plan while maintaining compatibility with
surrounding land uses. The proposal is principled on harmonious design and appropriate
mass and scale relative to surrounding properties. The flexibility of the PUD is further
needed to create superior cohesive site design and circulation, improving a blighted
neighboring back-alley condition and unlocking the opportunity for the highest amount
of parking the small parcels can support. The PUD, as designed, additionally unlocks

the opportunity to capture and treat all parcels’ (including the Lago Tacos building)
stormwater before entering the lake.

Single Story
Restaurant w/
Liquor

3150SF |
Restaurant - g

Under the current zoning designation (DC, Downtown Commercial) for the 10 Water
Street vacant lot, the height would be capped at 28’. With over seven feet of drop on the
parcel from the finished floor elevation of Water Street, and height being measured from

a parcel’s lowest elevation, that would leave a functional height cap of 21°. By modern
building standards and retail/commercial market demand requirements the first-floor
commercial needs a minimum of 15° floor-to-floor height. Without a height variance, that
would leave a second-floor height to top of parapet of 6, resulting in an actual clear height
(after removing space for mechanicals, ducting, and parapet) of around 3’. Particular to
the vacant 10 Water Street lot, new construction would be functionally restricted to a
single-story commercial building with surface parking similar to what was torn down years

Previous
Building on
Site, 2007

ago. Our current vision for a planned unit development accomplishes a development
superior and more publicly beneficial than what would result if the property were
developed under existing conventional zoning regulations.

MARCO[Y[sWXY3 MITHUN Page 06
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PUD Application | Section One: PUD Narrative

(3) Narrative. The applicant shall supply a narrative explaining:

B. How the proposed PUD will provide a benefit to the public beyond that available through

conventional development:

Applicant Commentary: Our vision for this planned unit development benefits the city’s
residents in a multitude of ways. Our vision creates interconnected interior and exterior
open spaces and welcoming public spaces complementary to the Commons. This project,
and these spaces, could be a catalyst to public pedestrian experience enhancements. This
project could potentially help support the completion of the Lake Street water main loop,
which is needed public infrastructure for the neighborhood. The project would provide
support and collaboration for hanging baskets or other Water Street beautification project
initiatives. The development team is open to discussing designated short-term rental
units to meet the appropriate needs and desires of the community. This project recognizes
the City’s goals of water quality improvements. The project would offer the opportunity
for enhanced stormwater treatment where currently there is none. Finally, through this
project there is the opportunity to restore and revitalize the Dock Cinema. Not only the
restoration of the historic marquee and fagade, but a new theatre with the potential for
dynamic community uses. If the property were developed under conventional zoning
regulations, none of the aforementioned public benefits would exist.

This project also offers the opportunity for meaningful economic impact and vitality. This
project would convert an empty lot into a significantly contributing tax parcel along with
the economic impact of new, year-round new residents and businesses.

Quoting directly from the City of Excelsior Comprehensive Plan, page 45, Vacant or
Underutilized Properties: “The activity and physical appearance of vacant or overparked
sites has a significant influence on how visitors and potential patrons to Excelsior
businesses perceive the community. The City should promote the redevelopment of
underutilized properties.”

Our vision is to bring a transformative and timeless project to a high-profile corner of
Water Street, which residents and the City can be proud of for generations to come.

C. The market that the PUD is intended to serve and the market demand for the proposed
PUD:

Applicant Commentary: We have confidence that ample demand exists from a diverse age
range of demographics for this type of vibrant mixed-use community. This project would
provide a wider variety of housing options to residents, especially young households and
empty nesters in Excelsior. We see this project as a vital addition and complimentary

diversification to the continuum of housing in Excelsior. There is also a high degree of
desirability for multi-family residential to be sited near or in commercial areas, due to the
precedent of high-density housing supporting nearby businesses.

We additionally believe there is a deep, market-supportable level of demand for our
commercial spaces from a variety of unique and locally owned businesses and restaurants
with a shared goal of providing opportunity for residents of Excelsior to purchase locally
while continuing to encourage visitors to the downtown Excelsior area.

(4) Bou ﬂdOry S UIVEY. A boundary survey prepared by a registered surveyor of
the property and 100 feet beyond, showing:

a. Existing property lines and dimensions.

b. Ownership of all parcels.

c. Platting and easements.

d. Street and railroad right-of-ways.

e. Buildings.

f. Utility lines and facilities, including fire hydrants.

(5) Natural Features. a map of the property in question and 100 feet beyond,

showing:

a. Contours—Minimum two-foot intervals.

b. Location, type and extent of tree cover and vegetation.

c. Location and extent of water bodies, wetlands and streams and floodplains.
d. Existing drainage patterns.

e. Soil conditions as they affect development.

(6) General Site Plan. The proposed site plan shall be drawn at the same scale

as the existing conditions and include the following information:

a. The proposed uses of all areas of the site.

b. Location of all proposed buildings on the site.

c. All public streets, entrance and exit drives, parking areas and walkway locations.

d. Parks and open space, public plazas and common areas.

e. A conceptual landscape plan, showing the proposed location and types of proposed
vegetation.

f. Schematic utility plans indicating placement of water, sanitary and storm sewers.

Applicant Commentary: Refer to the PUD Drawing Package to review Site Survey,
Natural Features, Landscape Plan and General Site plan.

MARCO[YI9¥WXY[d MITHUN Page 07
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Cinema vestibule

]111000 e

CINEMA ..

\ View of Dock Cinema looking South on Water St. = Cinema lobby

06.10.2025 - The above photos show the current condition of the Dock Cinema.
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PUD Application | Section One: PUD Narrative

06.10.2025 - The above photos show the deteriorating conditions of the cinema including water intrusion, failing exterior materials, and crumbling interior materials.
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10 Water Street

PUD Application | Section One: PUD Narrative

9F ( 7) Pre"minGry Elevations. Preliminary elevations of proposed structures

and improvements.

Applicant Commentary: Primary elevations are included below. Refer to the PUD
Drawing Package to review the full set of elevations.

__ = _
SE Elevation (Water St.) SW Elevation (Parking Lot)
Not to Scale Noft to Scale

NW Elevation (Alley)

Not to Scale

Dock Cinema SE Elevation ii. l" Ll

Not to Scale ==

=] &_ Dock Cinema SW Elevation
| i Not to Scale
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10 Water Street

PUD Application | Section One: PUD Narrative

9F ( 7) Pre"minGry Elevations. Preliminary elevations of proposed structures

and improvements.

Applicant Commentary: Primary elevations are included below. Refer to the PUD
Drawing Package to review the full set of elevations.

SE Elevation (Water St.) SW Elevation (Parking Lot)

Not to Scale Noft to Scale

I AT 1-
IT"IIIIT"HIIIT—III IIIIIIIIIIIIIIIII-III"IIIIIIITIIIIIIIIIJT-I:IHIII[IIII'I'I'FIIIIIIIIIIIIIIIIIIIIIIIIIIII

i m

NE Elevation (Loke S’r ) NW Elevation (Alley)

Not to Scale Not to Scale

Dock Cinema SE Elevation ]
Not to Scale

" % _ Dock Cinema SW Elevation
| Not to Scale
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PUD Application | Section One: PUD Narrative

(8) If the subject property is located within the
Excelsior Downtown Historic District, the application should

indicate planned materials and exterior colors.

Applicant Commentary: The City of Excelsior has established several design references
related to exterior materials in its guidelines. According to the Historic Preservation Guide
and New Construction Guidelines, new facade materials should be consistent with those
of surrounding structures (NC.9 Materials, p. 47). The Preservation Guide identifies
masonry as the predominant material in the downtown district (p. 16), followed by wood
(p- 18) and metals (p. 19). The guidelines also acknowledge that new materials, such as
fiber cement siding, may be approved for use in new construction within the district,
reflecting the ongoing evolution of building technologies (p. 20).

Excelsior’s adopted “Exterior Design Standards” further state that exterior materials should
demonstrate an attractive texture, pattern, or level of detail that contributes to the aesthetic

quality of the building.

Material
Precedenfts

The material precedent imagery provided illustrates the evolution of brick facades along
Water Street in Downtown Excelsior. Early 20th-century buildings predominantly feature
pink and red brick tones, while more recent structures closer to the lake display deeper red-
brown hues. The latest additions to Excelsior’s architectural landscape have adopted cream

or buff-colored brick.

For this project, the design team proposes that the majority of the facade facing the public
way be clad in brick, specifically the Smokey Mountain Williamsburg brick, which offers

a range of buff-brown tones with subtle red undertones. This brick selection is intended to
complement the historic character of the district. Several alternate brick options, including
lighter and more gray-toned variations, are also presented to provide flexibility while
maintaining compatibility with the surrounding architectural context.

Proposed
: Al Brickand
Smokey Mountain Wiliamsburg | City Lofts R Harbourtown Alternates

Al
Ash - 12+ Months
Proposed

WWM!M .
Ash - 6-12 Months

Smoked Birch - Mac Alternates

To contrast with the brick and pay homage to the vernacular transition toward a
waterfront-inspired cottage style of Old Town residential architecture, the project proposes
the use of wood-inspired cladding for the upper residential floor and within the building’s
courtyard. The design team is currently planning to use a 5/8” thick Nichiha Fiber Cement
product for these areas, but alternate options—composed of wood or metal—are also

a

being considered to achieve a similar aesthetic while addressing maintenance requirements

for the building type.

l As!- Ne!

Spruce - Nichiha
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(9) SU m mOry TG ble . Summary table which includes total site area, gross

floor area by use (i.e., residential, office, retail), itemized number of full size, compact, and

handicap parking stalls and the collective total number, total lot coverage proposed, area

devoted to public and/or private common space, and total number of residential units.

SITE LOCATION
10 WATER ST
EXCELSIOR, MN 55331

SITE——

ZONING
CURRENT ZONING

LOT 10 - 10 WATER ST DC - DOWNDOWN COMMERCIAL
LOT 26 - 26 WATER ST DC - DOWNDOWN COMMERCIAL
LOT 28 - 28 WATER ST DC - DOWNDOWN COMMERCIAL

LOT 29 - 63 WATER ST

2040 LAND USE

CC- COTTAGE COMMERCIAL

CENTRAL BUSINESS DISTRICT

PROPOSED ZONING PUD
PARKING

AUTOMOBILE PARKING: APARTMENT GARAGE

STANDARD 51 STALLS
TANDEM 08 STALLS
COMPACT 09 STALLS
ADA ACCESSIBLE 02 STALLS
TOTAL PARKING PROVIDED 70 STALLS
AUTOMOBILE PARKING: SURFACE LOT

STANDARD 20 STALLS
TIME RESTRICTED 03 STALLS
ADA ACCESSIBLE 01 STALLS
TOTAL PARKING PROVIDED 24 STALLS
BICYCLE PARKING

EXTERIOR PARKING 08 SPACES
INTERIOR PARKING 34 SPACES
TOTAL PARKING PROVIDED 42 SPACES
DOCK CINEMA BUILDING AREA

1ST FLOOR 3,620 SF
2ND FLOOR 1,748 SF
TOTAL GROSS BUILDING AREA 5,368 SF

SITE AREA

CURRENT/EXISTING LOTS
LOT 10 - 10 WATER ST
LOT 26 - 26 WATER ST
LOT 28 - 28 WATER ST
LOT 29 - 63 WATER ST
TOTAL LOT AREA

TOTAL LOT COVERAGE

.79 ACRES (34,405 SF)
.2 ACRES (8,711 SF)
.37 ACRES (16,078 SF)
.03 ACRES (1,513 SF)
1.39 ACRES (60,707 SF)

1.31 ACRES (57,211 SF)

IMPERVIOUS 94.2%
PUBLIC 3,496 SF
ALLEY 1,748 SF
PARKING 7,638 SF
PRIVATE 7,245 SF
UNIT MIX
SIZE RANGE QTY  PERCENTAGE
1BED 634...896 SF 13 32.5%
1 BED DEN 857...1,107 SF 09 22 %
2 BED 1,177...1,539 SF 12 30%
2 BED DEN 1,411...1,625 SF 06 15%
3 BED 1,871 SF 01 5%
TOTAL 40 100 %
MIXED USE BUILDING AREA
GARAGE TOTAL 29,250 SF
PARKING 28,250 SF
COMMON & AMMENITY 1,000 SF
1ST FLOOR TOTAL 24,300 SF
RETAIL 6,775 SF
LIVING 12,500 SF
COMMON & AMMENITY 4,675 SF
2ND FLOOR TOTAL 21,850 SF
LIVING 21,850 SF
3RD FLOOR TOTAL 21,850 SF
LIVING 21,850 SF
TOTAL GROSS BUILDING AREA 107,700 SF
TOTAL PARKING 28,250 SF
TOTAL RESIDENTIAL 68,000 SF
TOTAL COMMON & AMMENITY 4,675 SF
TOTAL RETAIL 6,775 SF

( ] O) STOg|ng . When the PUD is to be constructed in stages, a schedule for

the development of such stages shall be submitted stating the geographical sequence of
construction and the number of dwelling units or square footage of non-residential property
to be constructed in each stage.

Applicant Commentary: The PUD is anticipated to be constructed in one phase. At the
time of Final PUD submission, with drawings advanced and our General Contractor
formally on-boarded, we will submit a formal project construction schedule and outline
construction management plan.

( 11 ) Covenants. a description of plans for covenants, restrictions, uses and

continuous maintenance provisions for the project.

Applicant Commentary: Prior to final PUD approval, all parcels within the development
will be parties to a reciprocal easement and operating agreement (REOA) that will dictate
terms for access, operations and maintenance, parking, uses, appearance standards,
easements, and covenants, among other things. The REOA will be recorded prior to
commencement of construction

End of Narrative.
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PUD Application | Section 2: Architectural Response

Architectural Project Vision Overview Statement:

The project team is pleased to submit this Preliminary PUD application for consideration and
would like to express our gratitude to Excelsior’s residents, city staff, and elected and appointed
officials for their invaluable input during the Sketch Plan Review process. We received thoughtful
feedback from the public engagements held between November and December 2024.

Through discussions with the City Council, Heritage Preservation Commission (HPC), Planning
Commission, and neighborhood members, several key themes emerged: the unique “Charm and
Character” of Excelsior, building scale and mass, public benefit, and architectural detailing.

We deeply value the stakeholder feedback and have spent the last three months evaluating

it to refine the design. Our aim is to address individual concerns while ensuring a viable
redevelopment. The following pages outline the design drivers and architectural responses, which
we believe lead to a proposal that thoughtfully responds to the community’s needs, the site
context, and the specific realities of this development parcel.

MARCO [{¥TS

EVELOPMENT

| Community Feedback

| Historic Guidelines

| Building Size, Scale, and Massing
| Fenestration Patterning

| Charm, Character, and Detailing

MITHUN
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PUD Application | Section Two: Architectural Response

Community Feedback

Throughout the schematic and design development process, we attended multiple

community meetings to gather feedback from residents and elected officials. The

discussions with the City Council, Heritage Preservation Commission (HPC), Planning

Commission, and neighborhood members revealed several key themes. One major concern

was the building’s height, with officials suggesting reductions or modifications to setbacks

to minimize its impact on the surrounding area. Public benefits were also a focal point, as

city representatives emphasized the need for clearer articulation of how features like the

theater, alley improvements, and public spaces would serve the community.

Design and aesthetic considerations were widely discussed, with recommendations

to simplify window variations, standardize facade design, and ensure the building

maintains the historic charm of Excelsior. Questions were also raised about the balance

of commercial, residential, and short-term rental spaces, as well as how the project would

integrate with surrounding buildings. Additionally, parking and circulation emerged as

concerns, with officials seeking clarification on parking adequacy and how the project

would impact traffic and alley access.

By engaging with these stakeholders, the project team has worked to refine the design to

better align with their expectations. Some of the comments heard during these public

meetings are summarized on the right.

MARCO [{¥TS

DEVELOPMENT

Neighborhood Meetings

...library as a reference of successful
project...

...provide a building with charm and
character...

Historic Preservation Commission

..preserve the charm of Water Street...
...simplify window pattern...

...building fits harmoniously in the Lake

Street streetscape...

Planning Commission

...highlight the public benefits...
...building feels too tall...

...Dock Cinema future use...

MITHUN

C D M P A N I E S TUSHIE MONTGOMERY

...Excelsior is not Wayzata...

...add more traditional characteristics to

the design...

...use of a richer brick to enhance Water

Street aesthetic...

...reduce building height where
possible...

...reinforcement of street level use,
vitality and design...

...add movre traditional characteristics to

the design...
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Excelsior Downtown Historic District. The subject property lies at
the eastern edge of the Excelsior Downtown Historic District. The stated objective for new
construction within the district is to “maintain the scale and quality of design in the district,”
while ensuring that the district’s architecture remains “architecturally diverse with an overall ..architecturally diverse with an overall pattern of harmony and continuity....
pattern of harmony and continuity.”

HPC Guideline Highlights

...it is not generally considered appropriate to construct new buildings that give the viewer a false sense

The guidelines emphasize that it is not generally considered appropriate to construct new . . . ¢ . .
& p & y pprop of history, new infill constructions should be readable as new and well-designed in harmony with the

buildings that create a false sense of history. Instead, new infill construction should be . .
surrounding bistoric streetscape...

readable as new and well-designed, in harmony with the surrounding historic streetscape.

Additionally, building height should relate to the average height of existing adjacent ...height should relate to the average height of existing adjacent structures...

structures and be compatible with the size, scale, massing, rhythm, and character of the

surrounding area. While new projects should respect the district’s historic fabric, the . . . .
& Proj p ’ ...compatible with size, scale, massing, height, rhythm...of

guidelines suggest that new buildings incorporate contemporary details that harmonize .
surrounding structures...

with their neighbors, reinforcing the overall pattern of continuity and compatibility.

...seen as a project of its own time...display contemporary details

Adjacent and below, our team has identified several statements from the City of Excelsior o
that harmonize with its neighbors...

Preservation Design Manual related to New Construction that resonate with our design
objectives.

New Construction New Construction Guidelines

Discussion of the issue could fill a book and is beyond the scope of New facade fills opening * NC.1 Height - A new building’s height should relate to the average height of existing adjacent structures.
T
£ ‘_
§

this manual. However, the general principle for new construction the
Excelsior Downtown Historic District is to maintain the scale and
quality of design in the district. The Excelsior Downtown Historic
District is architecturally diverse with an overall pattern of harmony and
continuity.

¢ NC.2 Proportion of a building’s front fagade - Facade proportion of new construction should be compatible in height and width to its adjacent buildings and
the streetscape. If the site is large, the mass of the facade can be broken into a number of smaller bays, to maintain a rhythm similar to the surrounding
buildings.

* NC.3  Setbacks - New construction setback shall be consistent with the adjacent older buildings. In areas of zero setback from the right-of-way, the new set-
back shall be the same. In areas on side streets where the setbacks are less formal and more residential in design, variation is setback is more acceptable.

While it is not generally considered appropriate to construct new
buildings that give the viewer a false sense of history, new infill
construction should be readable as new and well-designed in harmony
with the surrounding historic streetscape. In creating compatibility and
complementary design, new construction should be compatible with
the size, scale, massing, height, rhythm, setback, color material, building
elements, site design, and character of surround structures and the area.

* NC.4 Orientation - New construction should be oriented to the primary street and not inward or to the side. Corner commercial or office buildings should
be designed so that the entrance faces a primary street. The secondary elevation should be well designed and contain windows, storefronts and decora-
tive features so that it visually enhances the secondary street. Blank walls should be no longer than ten feet where the building is not set back from the
lot line.

* NC.5 Building spacing - New construction should fill the entire lot width opening, unless coordinated with pedestrian walkways from back parking areas.

Avoid using noncontributing, newer buildings as examples to follow
. o, . * NC.6 Roof shapes - Roof styles in the downtown area should be predominately flat, with parapets and/or cornices.
when designing new construction.

. L. X * NC.7 Proportion of openings within the facade - The size and proportion of window and door openings should be similar to those on surrounding facades.
New construction should reflect the historic patterns that give

Excelsior its unique charm. Additions to the streetscape should not * NC.8 Relationship of solids to voids - The ratio of window area to solid wall should be similar to neighboring buildings.
call undue attention to their height or massing. They should reflect and

enhance the pattern and thythm of storefronts, windows and parapets * NC.9 Materials - New construction facade should be composed of materials similar to surrounding facades.
along Water Street. Details such as elaborate Victorian wood and 42 . . . . . . . .
g . s s M * NC.10 Architectural character and details - New construction should be a balance of new and old in overall design and architectural detail. A new design that
stone designs help give older buildings character, however, new infill L s P . R . S .
: ho thei fola dprofiles. b vl draws upon the fundamental similarities among older buildings in the area without copying them is preferred. This will allow the building to be seen
construction may echo their patterns of placement and profiles, but I 9 ect of i . Tvet b ible with its histori
should not attempt to duplicate historic detailing in new materials. I | asa project of Its own time and yet be compatible with Its historic
(15 S neighbors. Architectural details should reflect some of the detailing NO
. . S B of surrounding buildings in window shapes, cornice lines, and
The site placement of new construction within in the historic Mo et cirr orric . > . o .
X R e PRV EE L L hp L bt thp g brickwork, while at the same time display contemporary details that —
streetscape also plays an important role in the compatibility and LildLd Ldided wdidbld Ldiaeg b . i kb A
continuity. The historic district along Water Street has a clearly defined AN = armonize With its neighbors. }
infil I . . . YES
pattern of placement. New infill should respect that pattern and have 1 1 l‘ H : * NC.11 Colors - Material and paint colors should relate to each other ina |
the same setback as its commercial neighbors. e N i&—-—— e ot coherent and consistent design, and also be selected in response to 4 .
Rhythm of windows the existing materials and colors of surrounding buildings. - The facade is set on

=" the same plane as the

Rhythm of storefront adjacent buildings.
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PUD Application | Section Two: Architectural Response

A central theme in our team’s discussions throughout
the course of this project has been the unique
development context of the 10 Water Street site.
While this site is within the historic district, it differs
from the block of Water Street between 2nd and

3rd Streets. There, the core of the historic district

is characterized by one- and two-story buildings
constructed at the turn of the 20th century on
narrow lots averaging 35’ wide by 138’ deep, with

an average site area of 4,170 square feet. In contrast,
the buildings on the 10 Water Street block were
predominantly constructed between 1940 and 1955,
with an average lot width of 80" and depth of 213’,
resulting in an average site area of 18,278 square feet.

Development
Site

As you move away from the district’s core, the lots
become larger, the buildings of different vintages, and
the land uses more diverse, including parks, single-
and multi-family housing, along with additional
downtown commercial uses.

Downtown
Historic
District Map

While the area immediately west of 10 Water Street
is a turn-of-the-century commercial district, the 10

Water Street site anchors the edge of this condition

and should respond accordingly. The site serves as i

Historic Preservation Guidelines state: "‘

“While it is not generally considered appropriate to ?}
construct new buildings that give the viewer a false é

sense of history, new infill construction should be

readable as new and well-designed in harmony with
the surrounding historic streetscape.”

8
“
a key gateway to the historic downtown, and as the PORPBPYIP *w Fa = g*‘{‘} r\»WM“% ;

Avg Lot Size: 18,278 SF
Avg Lot Depth: 213 FT

:
Avg Lot Frontage: 80 FT
i

ALY,
"

Avg Lot Size: 4,170 SF 3
Avg Lot Depth: 138 FT
Avg Lot Frontage: 35 FT

b 3
g
x:m34w/¥w:¢~m»»mm&wwvm vopwete s ‘vw ‘;'
} 8lerag #
Avg Lot Size: 4,125 SF ? { Wt e
] itoey
‘ ﬁzg tgl FDSF;IQQ LQ%ZTFT i Avg Lot Size: 12,667 SF o
¢ ' H Avg Lot Depth: 160 (F)TQ g Average Lot
Avg Lot Frontage: 102 FT . .
g 9 9 § Dimensions
‘ L g on Adjacent
$ o
Svesmmmense P B | F21.3 T assosesimnonsstt J Blocks
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Building Size, Scale & Massing

While the core of the Downtown Historic District is composed of buildings ranging from one to two stories, with
heights up to 37 feet, a defining characteristic of the streetscape is the undulation of building heights, illustrated
below by green dots. This variation creates a thythmic cadence that is intrinsically tied to the character of Water
Street. To maintain this cadence, the Water Street facade was divided into two primary volumes, delineated by

a change in height between them and the adjacent structures. Without this strategy, a continuous two-story
roof line would have extended across approximately 80% of the entire block, disrupting the dynamic rhythm

of the streetscape. This approach aligns with the Excelsior Design Standards, specifically under the “Unifying
Design Concept,” which states that “varying building scales and heights are encouraged within blocks.”(Pg. 2)
Additionally, the Composition Policy supports “Use of architectural features and detailing to enhance building
surfaces should be encouraged. Such features may include setback of upper floors or roof line, strong building
corner features, entrance detailing and emphasis, canopies, projected or recessed windows, or porches on
residential style buildings.” (Pg. 4)

28’ Ordinance

o )
........................................... -..---------.------_----- e - - = = - - NN . - o - - e SO e e e e ———— - - - -
® ] ® o o ® ® N
B s EEEELTHEL RSOSSN
West Water Street (with proposed building) 2ng Proposed Building Lake
4 Widest Site. ———————)

28" Ordinance

ittt L L EE L EEEECEEEEEELCSSEE L

West Water Street (by right building) 2nd By Right Building Lake
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i

Water Street
between
2nd & 3rd

. Water Street
- between
Lake & 2nd

06.10.2025 - Revised bottom image to use new rendering along Water St as base for graphic.
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10 Water Street

PUD Application | Section Two: Architectural Response

As previously noted, the architectural context of the site becomes more varied as it extends outward from the core
of the historic district. While Water Street is predominantly composed of historic brick structures, Lake Street
transitions into a waterfront cottage residential style, characterized by wood siding, larger lots, and increased
setbacks from property boundaries and neighboring structures.

In response to this transition, as the classically organized, zero-lot-line Water Street facade turns north along Lake
Street, the building’s massing adapts. A central void opens into a courtyard lined with vegetative public greenspace
before the adjacent mass rises again to define the north wing of the building. This design element not only - b
enhances the pedestrian experience but also responds to the adjacent 3.5-story multi-family development to the et by : N[ summel v, il SarT R SRR N S
north and the setbacks between existing structures. _— o X % E

In this way, the project thoughtfully acknowledges and reflects the architectural transition of Lake Street into
a residential district while adhering to the Excelsior Historic Preservation Design Manual NC.1, which states:
“Height — A new building’s height should relate to the average height of existing adjacent structures” (Pg. 47).

ELV:981.75

ELV:983.25
—_ R - =

) el e PRI T T T TR ST YR O SR SRR R T T TR T
l;lﬁl EEE | | | ot _Imjue w v __jnuann)__ Rusisy) EEwE T J T (T

-

943.0
Lowest Elevation Point

Water Sheet ————————=
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10 Water Street

PUD Application | Section Two: Architectural Response

As previously noted, the architectural context of the site becomes more varied as it extends outward from the core
of the historic district. While Water Street is predominantly composed of historic brick structures, Lake Street
transitions into a waterfront cottage residential style, characterized by wood siding, larger lots, and increased
setbacks from property boundaries and neighboring structures.

In response to this transition, as the classically organized, zero-lot-line Water Street facade turns north along Lake
Street, the building’s massing adapts. A central void opens into a courtyard lined with vegetative public greenspace
before the adjacent mass rises again to define the north wing of the building. This design element not only
enhances the pedestrian experience but also responds to the adjacent 3.5-story multi-family development to the
north and the setbacks between existing structures.

In this way, the project thoughtfully acknowledges and reflects the architectural transition of Lake Street into
a residential district while adhering to the Excelsior Historic Preservation Design Manual NC.1, which states:
“Height — A new building’s height should relate to the average height of existing adjacent structures” (Pg. 47).

In response to initial comments in the staff report and the HPC the development team has decreased the height of

the building along Water St to 39°-8” from 40’-3”.

ELV:982'-8" ELV:981'-9" 48'-4"
HEIGHT: 39'-8"

T R = & = < T == 43'-9" 38'-3"
 Eoamaling) s ek ALl T 303"

vl il 2008 ST o S

28'-3" 29'-0"

FEEEEE

a1

943'-0"
Lowest Elevation Point
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10 Water Street

PUD Application | Section Two: Architectural Response

<= Building Height

The building is proposed as three stories above an enclosed parking structure. Along Water Street, the entirety of

the parking structure is below grade, presenting the appearance of a three-story building, with the majority of the
third floor set back from a two-story brick volume.

As the project extends north along Lake Street, where the grade drops by approximately seven feet, a portion of
the garage level becomes exposed at the northern corner of the building. To mitigate this, the design team has
planned an amenity space at the garage level to screen any visible parking from the public realm.

Along Water Street, the tallest portion of the building is estimated to be 39 feet, 8 inches above the sidewalk. For
height comparison, several two-story buildings on Water Street are depicted below. —_ —

Est. 37'-0"

mE|
L BN |
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The block surrounded by Water St, Lake St, Center
St, and 2nd St has significant grade change with the

highest grade being in the NW corner of the block, 02
and the lowest grade being mid-block along Lake St

between Water St and Center St.

This site plan shows where site sections have been cut
illustrating this significant grade change. The sections
are on the next page.

MIZel8] MCLANE MITHUN
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|Site Sections
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10 Water Street

PUD Application | Section Two: Architectural Response

|Solor Studies

‘ o ‘ o
Winter Solstice | 12 PM Winter Solstice |5 PM
P P 21.3
VARCODGENTE [YIMITHUN TMA
DEVELOPMENT C D M PA N I E S TUSHIE MONTGOMERY

Page 160 of 177



PUD Application | Section Two: Architectural Response

View 1 from Water St mid-block between 2nd St and 3rd St towards Lake Minnetonka with proposed building
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PUD Application | Section Two: Architectural Response

T ddddddddddygd

ALERUS

P

View 2 from Water St and 2nd St intersection towards Lake M
MARCO[Y & W:\\[3 MITHUN
L EVELOPNENT——— COMPANIES TUSHIE MONTGOMERY

Page 162 of 177



PUD Application | Section Two: Architectural Response
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PUD Application | Section Two: Architectural Response
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10 Water Street

PUD Application | Section Two: Architectural Response

<= Fenestration Patterning <= The Excelsior Historic Preservation Design Manual states: nc.7

HPC Guidance Proportion of Openings Within the Facade — “The size and proportion of window and door openings should be
similar to those on surrounding facades.”

As illustrated by the images on the left, the two narrowest buildings in the diagram below demonstrate
window patterns closely aligned with the diagrams from the Preservation Design Manual. However, as we
move further east toward the 10 Water Street site, the window patterns exhibit rough openings that are
wider than they are tall, while maintaining a vertically oriented mullion pattern—seen in both the Sampson

New facade fills opening Building (200 Water Street, Bull & Wren) and the Laramie Ford Building (34 Water Street).

ﬁiﬁ Eﬂ l i The proposed project seeks to reinforce a window pattern similar in size and proportion to those found on

I m I adjacent structures. This approach ensures compatibility with the surrounding streetscape while maintaining a
! l l design that is distinctly new and responsive to modern building programming.
l g y p g prog g

s,

Rhythm of windows
Rhythm of storefront
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PUD Application | Section Two: Architectural Response

— i - _—

Previous Iteration of Window Patterning

: it
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Our team has made several modifications to the fenestration pattern based on City and community feedback. First, the
windows above street level have been refined and reorganized to introduce an added level of regularity, reflecting the
consistent patterns found in historic structures. Second, in response to community engagement, we have introduced two
additional retail entrances along Water Street. This effort increases opportunities for individual storefronts, encourages
diverse retail character with unique entryway plantings by different shop owners, and reduces the length of uninterrupted
glass storefronts, fostering a more inviting and pedestrian-friendly streetscape.
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PUD Application | Section Two: Architectural Response

Charm, Character & Detailing

Throughout our public engagement, we heard passionate
feedback from proud Excelsior residents expressing their
love for the charming and character-filled nature of
downtown. While these qualities can be difficult to define
or directly translate into built form, through careful study
and reflection, we identified a worn, eclectic character—
full of individuality in its storefronts, planters, awnings,
and pops of color. The image below particularly resonated
with our development team, capturing an authentic sense
of place and atmosphere.

In response, our team worked through a series of revisions
to enhance the sense of uniqueness and individuality
within the project. We added additional fenestration

at the ground level to encourage distinct storefront
expressions for up to three retail tenants. Adjustments
were made to brick detailing, building lighting, awnings,
canopies, and streetscape elements—all aimed at fostering
a more eclectic, engaging, and pedestrian-friendly
experience.

Additionally, we refined our public interface along

Lake Street and introduced an elevated public porch
designed for all to enjoy. While design remains inherently
subjective, we are pleased with the project’s evolution and

grateful for the thoughtful feedback that helped shape it.

Previous I’re’rion Currently Proposed
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PUD Application | Section Two: Architectural Response

The EXCG'Sior H iSToriC PreseI’VCITion DeSig N Manual states: NC.10 Architectural Character and Details — “New construction should be a balance of new and old in overall design and architectural detail. A new design
that draws upon the fundamental similarities among older buildings in the area without copying them is preferred. This will allow the building to be seen as a project of its own time and yet be compatible with its historic neighbors. Architectural details
should reflect some of the detailing of surrounding buildings in window shapes, cornice lines, and brickwork, while at the same time displaying contemporary details that harmonize with its neighbors.”

The images below illustrate detailing from three distinct architectural periods: early 20th century (left), mid-20th century (center), and 21st-century infill (right). Generally, the early 20th-century building features the most ornate detailing, while the

mid-century example showcases the clean lines and subtle detailing characteristic of Mid-Century Moderne. The most recent example, the historic infill library, employs clean planes of brick with a more traditional corbelled brick inset above modern
aluminum storefront glass.

The proposed design for the new project seeks to capture the weight and presence of historic cornices while refining their form into a more streamlined expression. The brickwork incorporates moderate detailing, balancing tradition with contemporary
aesthetics. Additionally, contrasting materials, such as wood elements in the residential portion and recessed balconies, introduce a modern yet contextually appropriate architectural language.

Lake & Waler
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PUD Application | Conclusion

Conclusion

In summary, while Water Street between 2nd and 3rd Streets is clearly a turn-of-the-century commercial district, the 10 Water Street
site anchors the edge of this condition while also being influenced by unique elements not present just one block west.

While design is inherently subjective, we believe this proposal is both compatible with and complementary to the existing streetscape
and historic fabric. The design respects the streetscape’s thythm, scale, and materiality while introducing a project that is firmly of its
time. This development not only honors the historic context but also enhances the streetscape, providing public benefits such as public
gathering spaces, improved infrastructure, economic vitality, stormwater management upgrades, and the revitalization of a cherished

local cinema. Additionally, the project introduces new residential and commercial opportunities that contribute to the vibrancy of this
beloved community.

EXCELSIOR BAIr BOOKS
o}
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City of Excelsior
Heritage Preservation Commission
Resolution No. 2025-04

A Resolution Providing Findings of Fact On the Conformity with Approved Design Standards
and Guidelines and Recommendations to the City Council on the PUD Preliminary Plan
Application for a Mixed-use Development and Renovation of the Tonka Theater Building at 10
Water Street

WHEREAS, Matt Mithun, Water & Lake LLC, 950 Wayzata Blvd., Ste. 104, Wayzata,
MN 55391 (“Applicant”) has submitted a Planned Unit Development (PUD) Preliminary Plan
application for a mixed-use development and renovation of the Tonka Theater Building at 10
Water Street; and

WHEREAS, the Heritage Preservation Commission (“HPC”) considered the application
and its conformance with the Preservation Design Manual Guidelines at their meeting on April
29, 2025; and

WHEREAS, the HPC directed staff to prepare recommendations to the City Council
based on the HPC’s review of the project.

NOW, THEREFORE, IT IS RESOLVED, that the HPC provides recommendation to the
City Council in the form of this resolution.

FINDINGS OF FACT

1. Matt Mithun, Water & Lake LLC, 950 Wayzata Blvd., Ste. 104, Wayzata, MN 55391
(“Applicant”) has submitted to the City a PUD Preliminary Plan application.

2. The applicant proposes a mixed-use development and the renovation of the Tonka
Theater building at 10 Water Street.

3. The location of the proposed project is in the Excelsior Downtown Historic District and
in the National Register Excelsior Commercial District.

4. Pursuant to Sec. 65-7(b)(4) of the city’s Zoning Ordinance, if the subject property is
located within Excelsior’s historic district, then the PUD Preliminary Plan application
shall be reviewed by the HPC prior to the Planning Commission’s review of the request.
The HPC shall make findings of fact on the project’s conformity with approved design
standards and guidelines and forward such findings to the City Council.

5. At the HPC meeting of April 29, 2005, the HPC voted 4-0 to direct staff to draft a
resolution with findings and recommendations for the City Council based on the
Commission’s review of the proposed project and bring the resolution to the May 27,
2025, meeting for HPC approval. At the HPC meeting of May 27, 2025, there were
questions regarding the historic status of the Tonka Theater and potential loss of
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Resolution 2025-04
Page 2 of 5

designation due to demolition. The resolution was continued to a special meeting of the
HPC on June 17, 2025.

ADDITIONAL FINDINGS OF FACT AND RECOMMENDATIONS

1. The Commission prefaces its findings and recommendations with the following: The
proposed project sites comprise an important location in the City and in both the
Excelsior Downtown Historic District and National Register Excelsior Commercial
District. The HPC considers the precedent it sets when it makes recommendations about
proposed projects in the district.

2. The height of the proposed building should meet the Preservation Design Guidelines
standard for height of new construction in the district: 4 new building’s height should
relate to the average height of existing adjacent structures (NC.1). The proposed height
of the building on Water Street (over 40 feet) exceeds both the average height of adjacent
structures in the district and the height of the tallest building in the district and the block
in which it is situated. The height of the new construction along Water Street should be
no taller than the two-story Tonka Building (Second and Water) (28°-29”) or the Dock
Cinema building (24.75°). These are the tallest buildings on this side of Water Street, and
both are contributing structures in the historic district. A one-story building, Hennessy
Building (Lago Tacos) (14.5"), is contributing and adjacent to the historic theater.

3. The proportions of the stories of the front fagade on the proposed new building are not
compatible with the adjacent historic buildings on the streetscape. Preservation Design
Guideline NC.2 states: Fagade proportion of new construction should be compatible in
height and width to its adjacent buildings and the streetscape. The Commission
recommends that the height of each story should be reduced to make the building more
compatible in scale and proportion with other buildings in the downtown historic district
and to reduce the overall building height. In addition, the large mass of the proposed
building obscures the small-scale nature of Excelsior’s historic district. The historic scale
of Water Street is one of the most defining aspects of the district. The historic district is a
mix of one and two-story buildings; there are no three-story buildings on Water Street or
in the district. Visually, the 3-4 story new building will be highly visible, looming behind
and above the historic buildings on the block from much of Water Street. The size,
proportions and spacing of the historic buildings is also not continued along the proposed
Lake Street elevation, which is highly visible from The Commons, the historic Port of
Excelsior, and Lake Minnetonka.
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4. There are no balconies on the second level of buildings on Water Street; rather, there are
masonry walls with regular patterns of vertical windows with projecting masonry sills.
The proposed recessed balconies with glass railings create a non-historic elevation along
Water Street. These large square openings are ceiling-to-floor and are not characteristic
of historic elevations along Water Street. They do not meet the Preservation Design
Guidelines on relationship of solids to voids: The ratio of window area to solid wall
should be similar to neighboring buildings (NC.8). The Commission recommends an
alternative design to the recessed balconies on the upper story on Water Street.

5. The proposed windows and doors do not meet historic guidelines for size and proportion
of fagade openings. Preservation Design Guidelines state: The size and proportion of
window and door openings should be similar to those on surrounding facades (NC.7).
The windows on the ground floor are tall compared with most openings in the historic
district. On the ground floor level, the windows and doors should not be floor to ceiling; a
bulkhead is recommended to resemble buildings along Water Street. The Commission
also recommends that more verticality should be added to windows in upper stories and
should more closely resemble the windows in historic buildings in the district which do
not have large square openings. In addition, the Commission recommends that a door
should be added to each bay in the proposed building so that it better reflects the pattern
of historic storefronts in the district. The doors do not have to be operational today, but
they would provide flexibility for future use of the space.

6. The proposal for the rear of the Tonka Theater building calls for a new storefront
entrance and display windows in the rear. This is contrary to the standard for rear entries,
which should not look like a primary street entrance.. Preservation Design Guidelines
state: Rear entrances on existing buildings shall clearly be secondary entrances and
avoid the appearance of a primary facade (BEA.S8).

7. The darker brick color and the architectural detail that have been added since sketch plan
review are significant changes that make the building more compatible with those in the
downtown historic district. The Commission recommends incorporation of additional
ornamentation on the building facade to break up the large windows.

8. The proposed use of fiber cement or concrete panels on the Water Street fagade of the
proposed building does not conform to the Guidelines for new construction materials
“New construction fagade should be composed of materials similar to surrounding
facades.” (NC.9). These materials are not used on the facades of surrounding buildings
in the district.

9. Rooftop decks are not permitted in the downtown historic district unless the deck is

located on the rear most part of the building, the upper story or parapet wall screens the
3
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10.

11.

12.

deck from the street, and the deck does not exceed 200 square feet in size (BEA.19). The
applicant should submit the locations of mechanical equipment and vents. It is
recommended that they be placed on the roof or at rear of building and that they be
appropriately screened.

A Site Alteration Permit application is required to be reviewed by the HPC for the
proposed partial demolition of the historic Tonka Theater building. Information about
the existing condition of the theater building is needed in order for the HPC to consider
the partial demolition request. The later theater side addition from 1989 that is non-
contributing (and not visible from Water Street) is acceptable for demolition. Additional
details will need to be provided to the HPC for any proposed exterior alterations to the
Tonka Theater building in connection with the proposed renovation.

Section 20-12 of the City Code states that “The demolition or relocation of historic
resources is deemed detrimental to the public interest ...” It is critical that the downtown
historic district designations, both local and national, which the city has earned are not
harmed by this project. The HPC has never approved a demolition or partial demolition
of a contributing building in the downtown commercial historic district. This decision can
be precedent setting for future reviews.

The proposed partial demolition of the theater building should be considered in the
context of its broader implications for the Downtown Historic District as a whole. The
proposed partial demolition of the Tonka Theater building, which is a contributing
building in a National Register district, is likely to remove the building from the National
Register listing and deem it ineligible for future historic rehabilitation tax credits.

Adopted by the Heritage Preservation Commission of the City of Excelsior, Minnesota, on this
17% day of June 2025.

HERITAGE PRESERVATION COMMISSION

A G-
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Tim Caron, Chair
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Item: 4.D.
THE CITY OF
.3#. EXCELSIOR

ITEM REPORT

To: Planning Commission

From:

Meeting Date: June 23, 2025
Department/Office: Community Development

Item Name: PC Resolution 2025-01, 925 Excelsior Blvd Approval of RRP - Continued
to July PC Meeting

Summary:
Recommended Action:
Budget:

Attachments:
None
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THE CITY OF
.37. EXCELSIOR

To: Planning Commission

From:

Meeting Date: June 23, 2025
Department/Office: Administration

Item Name: Next Council Meeting - July 21, 2025

ITEM REPORT

Summary:

Recommended Action:

Budget:

Attachments:
None

Item: 5.A.
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THE CITY OF
.37. EXCELSIOR

To: Planning Commission

From:

Meeting Date: June 23, 2025
Department/Office: Community Development
Item Name: Next PC Meeting - July 28, 2025

ITEM REPORT

Summary:

Recommended Action:

Budget:

Attachments:
None

Item: 5.B.
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