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Hi-Lake Center Area
Development Objectives

These Development Objectives present the City’s
policy direction to the MCDA, City staff, private
developers, citizens, and other interested parties.
This document was prepared jointly by City
Planning and MCDA staff as directed by the
MCDA Executive Director and the Planning
Director.

. Geographic Area

The area addressed by these development
objectives is generally bounded by 21t Avenue,
29" Street, Hiawatha Avenue and Lake Street.
This parcel is a component part of the existing
Hiawatha and Lake Project Area, established by
the MCDA in June of 2000. The larger Hiawatha
and Lake project area is bounded by 29" Street
on the north (excluding the Pioneers and Soldiers
Cemetery), Cedar Avenue South on the western
boundary, 31t Street East on the southern
boundary and Hiawatha Avenue (Highway 55) on
the eastern boundary.

Current conditions on the Hi-Lake Shopping
Center site include a commercial strip shopping
mall built in the early 1950s, with three fast food
restaurants sharing the parcel. Historically the
site provided community-scale commercial goods
and services oriented to automobile-based
shopping trips originating within a few miles of the
site. See Figure 1 (Aerial Photo) and Figure 2
(Existing Conditions) for illustration.

Il. Intent

Vision for the Area

The Minneapolis Plan identifies the Hiawatha-
Lake area as a potential Growth Center, describ-
ing a goal of increased housing and job growth at
this location, with excellent transit service and
nearby amenities such as parks and community
facilities. The Minneapolis Plan also emphasizes
the role of Lake Street as an important commer-
cial corridor to the east and west of Hiawatha
Avenue.

The Minneapolis City Council approved the
Hiawatha-Lake Station Area Plan on May 18,
2001. This master plan builds on the Minneapolis
Plan’s objective of concentrated growth at the
intersection. See Figure 3 (Prefered Concept
Plan) for an illustrative version of this concept.
The more detailed vision for the Hi-Lake Center
site consists of a modified Transit Oriented
Development (TOD) model. The basic principles
of that master plan can be summarized as fol-
lows:

» Diversify existing land uses by increasing
the mix on a site by site basis.

* Incorporate residential uses within the mix
of existing commercial and industrial uses
closest to the LRT station site.

» Use pedestrian-friendly urban design
principles to ensure that the pedestrian
environment is safe and attractive.

* Reinforce the Commercial Corridor charac-
teristics of Lake Street through attention to
land use, building placement and massing,
and design of the public realm.

» Capitalize on the passive green space of
the Pioneers and Soldiers Cemetery.

» Support and enforce the street grid.

* Make direct connections from all modes of
transportation to and from LRT.

Finally, more detailed planning for the Hi-Lake
Shopping Center site has identified the following
vision. Change at the Hi-Lake Center should
reflect a pattern of mixed land use of housing and
commercial uses. It should be a sustainable
development (more specifically defined in the
Guidelines for Transit Oriented Development at
the Hi-Lake Center, July 2001) that meets neigh-
borhood needs and capitalizes on the immediate
location of the LRT station adjoining the property.
It should meet specific environmental standards
for design of the site and buildings, construction
methods and ongoing maintenance and facilities
management approaches. The integration and
accommodation of multiple transportation modes
(e.g., bus service, commuter bicycle travel, transit
service on the Midtown Greenway, and auto drop
off space) next to this site will be another critical
component of new development.



lll. Objectives

The City of Minneapolis seeks to achieve the
following objectives within the Hi-Lake Center
area:

a. Ensure compact, mixed-use development that
will capitalize on the presence of LRT service
and continue to serve neighborhood needs
into the future.

b. Increase housing choices by promoting new
mixed income ownership and rental housing
development.

c. Increase the number and quality of affordable
homeownership and rental housing opportu-
nities.

d. Increase the quality and quantity of retail
business services in the neighborhood.

e. Improve public access to the Hi-Lake Center
site from all surrounding neighborhoods.

f. Integrate multi-modal transportation connec-
tions, with special attention to pedestrian
connections, with the purpose of making the
area an important transit hub.

g. Enhance the tax base of the neighborhood.

h. Incorporate principles of sustainability in any
development proposal, specifically in the
areas of energy efficiency, water efficiency,
materials selection, landscaping and on-site
management of stormwater and other water
resources.

i. Utilize pedestrian-oriented urban design
principles to promote a sense of security,
human scale building features and focused
activity related to the sidewalk and the street.

j.  Ensure that proper design and use of the built
environment lead to a decrease in the inci-
dence and fear of crime, applying the strate-
gies of Crime Prevention Through Environ-
mental Design (CPTED) (e.g., natural surveil-
lance, natural access control and territorial
reinforcement).

IV.Evaluation Standards

Proposed development should be responsive to
the Guidelines for Transit Oriented Development
at the Hi-Lake Center (July 2001), prepared by
the Hi-Lake Advisory Committee and the City of
Minneapolis.

Development should respect the existing and
emerging character of the neighborhoods and the
principles of sustainable development as defined
in the Guidelines for Transit Oriented Develop-
ment at the Hi-Lake Center (July 2001).

Development should ultimately include horizontal
and/or vertical mixes of a combination of com-
mercial uses, such as retail, service, or office
space; public space; and a variety of housing
types affordable to different income levels, con-
sistent with City housing policy.

Development of the site should create a place
with a unique, memorable and attractive charac-
ter that facilitates and supports community gath-
ering.

The principal criteria that will be used to evaluate
development proposals are listed below:

* Mix of uses (housing, retail, open space/
public space)

* Integration of transportation modes - e.g.,
LRT, trolleys, buses, bikes, walking, wheel-
chairs

e Community compatibility

» Congruence with principles of sustainable
development

* The share of public cost and its contribution
to overall economic feasibility

V. Land Use and Design

See Figure 4, (Development Prototypes) for more
information.

Housing

a) Housing should be mixed in terms of
affordability levels and type. New housing
should be sited in such a way as to both
capitalize on assets such as green space and
view corridors to downtown, while still pre-
serving retail access and visibility.



b) Housing should be available as a mix of

d)

affordable and market rate pricing, whether
ownership or rental is proposed. Any new
development will be expected at a minimum
to follow the City’s policy of 80% of the units
available at market rate costs and 20% of the
units affordable to households earning 50% of
the metropolitan median income.

Housing development should include a mix of
unit size and types distributed across the site.
Development should integrate subsidized and
market rate units on the site.

An absolute minimum of 150 units of housing
is expected on this site. Proposals for housing
at or near the minimum number of units
should clearly articulate how the project
meets each development objective in lieu of
fewer housing units. Development proposals
that exceed the minimum number of residen-
tial units, while maintaining the mix of other
non-residential land uses on the site, are
strongly encouraged. Such proposals shall
also maintain consistency with the Hiawatha /
Lake Station Area Master Plan.

Retail

a)

b)

d)

Commercial and retail uses should serve both
present day residents and new markets. A
blend of neighborhood-oriented goods and
services is sought at this location.

Local ownership should be encouraged as
new businesses are recruited to the site.
Tenant selection for the development should
focus on providing space to local entrepre-
neurs who are interested in helping to create
a place “‘where neighbors meet, community
news is exchanged, and a sense of civic
culture is built.”"

Attract new retailers to create a diverse mix of
businesses that provide services to LRT
riders, newcomers, and/or existing neighbor-
hood residents.

Current retail and other commercial uses that
meet neighborhood needs should be pre-
served. A report prepared to assist the Advi-
sory Committee to understand the role of the
Hi-Lake Shopping Center in meeting neigh-
borhood needs found that:

“The greatest demand is for neighborhood-
oriented stores, but demand also exists for
stores serving specialty markets.. .there is
currently demand for about 23,200 square
feet of additional neighborhood-oriented
retail near the Lake Street-Hiawatha
Avenue intersection, and demand for
another 27,000 square feet would be
created with the development of the LRT
stop by 2010...Stores that would be
patronized the most by light rail commuters
would be a coffee or teahouse, a donut or
bagel shop, restaurants (particularly fast
food). Service-oriented retailers such as
dry cleaners, hair salons, and childcare
would also be convenient for commuters.”?

Specific Design Standards

a)

b)

Building height and intensity should be great-
est near the southeast corner of the site
which is nearest the station entrance, and
preserve lower heights and lesser massing on
the site’s western (215 Avenue) and northern
(29t Street) boundaries.

The specific design standards are advisory,
illustrating a preferred approach for design
and planning new development on the site.
The standards address issues such as site
design, building massing and height, building
placement, public infrastructure and streets
as well as environmental design and con-
struction objectives.

Copies of the specific design standards can
be found in the Guidelines for Transit Ori-
ented Development at the Hi-Lake Center
(July 2001), available on request from the
Planning Department and the MCDA. The
“Vision” section of this document is included
for reference in the Appendix.

' See Institute for Local Self-Reliance,
www.newrules.org/retail (September 20, 2001).

“Retail is the sector most closely tied to our sense of
community. For these are what sociologist Ray
Oldenburg calls the “The Great, Good Place,” where
neighbors meet, community news is exchanged, and
a sense of civic culture is built.”

2 “A Retail Market Analysis for the Hi-Lake Shopping

Center in Minneapolis, Minnesota”, April 2001,
Maxfield Research. This document is available
from the MCDA and the City Planning Department.



Parking and Open Space

a) Accommodation for parking should be de-
signed to take into account reduced zoning
requirements as a result of shared use and
proximity to the LRT station.

b) Some surface parking facilities are appropri-
ate. Underground parking facilities must be
evaluated to measure the urban design
impacts against the financial cost impacts of
building underground parking. Traffic impacts
caused by entry and exit of parking facilities
should be minimized with an eye to preserv-
ing safe, inviting pedestrian paths in the
neighborhood.

c) Open space/public space needs have been
identified as a) serving residents on the site;
and b) providing an indoor or outdoor plaza or
other civic space for visitors to the site,
potentially in conjunction with the LRT station
plaza.

VI. Transportation and Transit

Integrating Development and Connecting

Transit with the LRT station

a) Proposals are expected to incorporate street-
level connections that fully integrate the LRT
station platform to a new adjacent building
along the north side of Lake Street. Propos-
als should evaluate the possibility of an
above-street connection to the station plat-
form.

b) Internal bus circulation should not be accom-
modated on the site, as it consumes valuable
potential open or public space and diminishes
the amount of potential retail space in the
development.

c) A transit transfer zone is best accommodated
within 300 feet of the entrance to the LRT
station, and should incorporate enclosed,
weather protected shelter for passengers
traveling from Lake Street buses to the station
platform. Transfers between various transpor-
tation modes should convey the sense that
changing from one mode to another is safe,
convenient and comfortable. Facilities should

be planned for and implemented in partner-
ship between the Project Review Committee,
the project developer and public agencies
such as Metro Transit. See Section VI,
Public Improvements and Redevelopment
Activities, for more information.

Multimodal Connections and Alternative
Transportation Facilities
See Figure 6 for more detail on this section.

a) Paths and present day connections from the
surrounding neighborhoods should be pre-
served and strengthened.

b) The ten LRT project-sponsored bike lockers
and racks should be supplemented by addi-
tional bike facilities, to be provided either
within the new development by the project
developer or in partnership with public agen-
cies. See Section VIII, Public Improvements
and Redevelopment Activities, for more
information

VII. Workforce and Implementation

Jobs and Employment

a) The local labor force should be tapped as a
resource for construction related jobs in the
building phase. Preference should be given
to new tenants or occupants who can offer
career building job opportunities on the site.

b) A development team and associated busi-
ness owners will be encouraged to work with
appropriate agencies and neighborhood
groups to identify employment opportunities,
match them with neighborhood and city
residents, and give hiring preference to
qualified neighborhood and city residents.

Phasing and Implementation
See Figures 5, 6 and 7 for more detail on this
section.

a) Development should occur in phases to
minimize the impacts on existing businesses.
Mitigation and assistance in maintaining basic
needs of existing businesses, particularly with
reference to customer and supplier access
and visibility, is important to successful
implementation.



b) A development team will be expected to work
with a Project Review Committee consisting
of representatives from neighborhood organi-
zations as well as business and other prop-
erty owners to continue participation in plan-
ning and development process.

VIll. Public Improvements and
Redevelopment Activities

The integration of private development with
supportive public infrastructure is a principal
objective for redevelopment on this site. Conse-
quently, the City expects to convene multiple
jurisdictions involved in designing and building
the appropriate infrastructure. The City also
expects that any development proposal will
integrate public realm features with concepts for
development on the site.

The specific projects identified as targets of
public/private partnership efforts include:

* The design and integration of a
multimodal passenger transit transfer
zone, to be located within 300 feet of the
LRT station entrance.

* Provision of additional bike storage
facilities in addition to the ten lockers and
racks provided by the LRT project.

e A potential future connection between the
proposed 29" Street historic trolley ser-
vice from the Greenway to the LRT station
presents a particular opportunity and
challenge that should be addressed in
development proposals. Redevelopment
of the site should be sensitive to the
unique challenges and opportunities
associated with the intersection of transit
routes, vehicular corridors and the Mid-
town Greenway that make this an impor-
tant regional crossroads.

» Street level connections to the LRT
platform from an adjacent building.

Potential public improvements and redevelop-
ment activities may also include the following
efforts:

Acquisition and disposition of property
Demolition

Relocation

Site Preparation

Pollution remediation

IX. Finance

The Hi-Lake Shopping Center site is located on a
single parcel with a single owner. County/City
financed street reconstruction and streetscape
improvements along Lake Street have been
planned and are programmed to be implemented
during the next several years. (See also Section
VIII.) The MCDA may issue Requests for Qualifi-
cations and/or Requests for Proposals for com-
mercial and housing development in the Hi-Lake
Shopping Center area.

Development qualifications will include the finan-
cial capability of the potential developer. Develop-
ment proposal evaluation criteria will include, but
not be limited to, the proposed amount of public
financing expected to be requested, the proposed
use(s) of the public financing, and the ratio of
public to private financing of the development.
Development should be privately financed to the
maximum extent feasible.

The MCDA may use Tax Increment Financing
(TIF) as one of several funding sources for
approved development on the site. The MCDA
will also attempt to obtain any federal, state,
regional, or local funds that may become avail-
able to assist redevelopment efforts in the area.

X. Citizen Participation

The concepts described in this document, sup-
porting a mixed-use, moderate density develop-
ment project on the Hi-Lake site, were developed
over the course of a multi-year planning process.
A master planning process for the future of the
Hiawatha / Lake Street station area took place
between July 1999 and March 2000. Community
representatives and others met approximately
four times with a planning team to discuss land
use patterns and potential new development
models for the area. The consultant planning
team was hired by Hennepin County and jointly
managed by the City of Minneapolis with
Hennepin County. Three community meetings
were held between October 1999 and February
2000 with an average attendance of about 40
people per meeting. The results of this effort were
presented in the Hi-Lake Station Area Plan,
prepared by Calthorpe Associates, 1Bl Group and
Coen + Stumpf, dated June 2000. The Hiawatha /



Lake Station Area Master Plan was approved by
the City Planning Commission on April 30, 2001
and by the Minneapolis City Council on May 18",
2001.

In September of 2000, a group of about 20
people, representing many of the same constitu-
encies was convened by the City of Minneapolis
to specifically consider the Station Area Plan’s
concept for change at the Hi-Lake Shopping
Center. This “Hi-Lake Community Advisory
Committee” met approximately 20 times over the
12 months between August 2000 and August
2001. The group’s responsibilities were to under-
stand potential change at the site, including the
impacts of LRT, such as changes to land use and
transportation patterns and to prepare develop-
ment guidelines based on that understanding.
Two (charette type) public meetings were held to
link this effort to the larger community. Atten-
dance reached approximately 100 for the first
charrette, with about 40 in attendance at the
second meeting.

At the conclusion of this process, this committee
authored a summary report titled Guidelines for
Transit Oriented Development at the Hi-Lake
Center (July 2001). The “Vision” section of this
report is included in the Appendix.

A Project Review Committee (to be established)
will provide a community voice as planning and
decision making occurs for future development.
They will be convened to represent past commu-
nity participation as well as respond to develop-
ment interests. Developers will be expected to
meet with the committee to discuss any proposal
for the site.

A major role of members on the Project Review
Committee will be to bring information back to
neighborhoods and other interested parties. They
will be liaisons to the broader community they
represent, and bring additional comments and
concerns to the table as needed. They are
charged to hold any development proposal
accountable to the community-based guidelines
and also to expedite the process of development.
The approval authority will rest with each of the
individual neighborhood organizations, but ar-
rangements will be made to convene all inter-
ested parties so that the process of obtaining
approval is expedited to the greatest extent
possible.
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