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LAND USE APPLICATION SUMMARY 

Property Location: 22 27th Avenue Southeast 
Project Name:  22 on the River 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant:  Fine Associates 

Project Contact:   Robert Kueppers, Fine Associates 

Request:  Renovation and adaptive reuse of an existing building to establish a multiple-
family dwelling with 125 units. 

Required Applications: 
Variance  To reduce the minimum dwelling unit size for 12 units. 

Variance To reduce the minimum front yard requirement adjacent to 27th Ave SE to 
allow balconies. 

Variance 
To reduce the minimum interior side/rear yard requirements adjacent to the 
south lot lines to allow rooftop terraces, balconies, and a parking space. 

Variance 
To reduce the minimum side yard requirement adjacent to the north lot line 
to allow ground level patios. 

 

SITE DATA 
 

Existing Zoning 
R6 Multiple-Family District 
UA University Area Overlay District 
MR Mississippi River Critical Area Overlay District 

Lot Area 43,423 square feet 
Ward(s) 2 
Neighborhood(s) PPERRIA 
Designated Future 
Land Use Urban Neighborhood 

Land Use Features Transit Station Area (within ½ mile of the Prospect Park/29th Avenue station)  
Small Area Plan(s) Not applicable. 

  

BOA Agenda Item #5 
December 11, 2014 

BZZ-6844 

Date Application Deemed Complete November 19, 2014 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period January 18, 2015 End of 120-Day Decision Period Not applicable 

 

mailto:janelle.widmeier@minneapolismn.gov


Department of Community Planning and Economic Development 
BZZ-6844 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is located at the east end of the 
Franklin Avenue bridge.  It is a through-lot with frontage on 27th Avenue Southeast and Thornton Street 
Southeast.  The existing 8-story building was originally constructed for a nursing home.  There are 
multiple parking areas on the site.  Accessed from Thornton Street, there is a parking garage with 
parking on the roof deck.  There is a small parking lot accessed from 27th Avenue as well.  The total 
existing on-site parking is 44 spaces.  In addition to the parking areas, there is a loading area on the 
north side of the building. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties in the 
immediate area include some small neighborhood retail sales and services uses, offices, a public park, and 
low- to high-density high-rise residential uses.   

PROJECT DESCRIPTION. The applicant is proposing to renovate and adaptively reuse an existing 8-
story building to establish a multiple-family dwelling with 125 units.  The project includes remodeling the 
exterior and interior of the building. 

With the new building exterior, each dwelling unit is proposed to have a private balcony, patio or 
rooftop terrace.  Some of the balconies, patios, and terraces will extend into the required yards.  
Balconies and patios are allowed to project into required yards provided they do not exceed 50 square 
feet in area, project not more than 4 feet into the required yard, and are set back at least 10 feet from 
an interior side lot line.  The proposed balconies would be 52 square feet in area and would project 5 
feet 2 inches from the building.  On the west side of the building on floors 2 through 7, the balconies 
would extend into the required 15 foot wide front yard adjacent to 27th Avenue.  On the south side of 
the building on floors 3 through 8, the balconies would extend into the required 19 foot wide interior 
side and rear yards.  The proposed patios would be located on the north side of the building and would 
be 80 square feet in area and 10 feet deep.   The rooftop terraces would be located on levels 2 and 3 on 
the south side of the building.  They would extend into the required interior side yard. Variances are 
required to allow these obstructions. 

Another proposed exterior modification is to create a new main entrance that is more prominent than 
the existing entrance.  The new main entrance would be on the first level facing 27th Avenue next to an 
existing small surface parking area with two curb cuts.  In order to add a porte cochere, the 
configuration of the parking area will be adjusted resulting in the south interior side yard setback being 
reduced from 5 feet to 1.5 feet to retain a required parking space.  The minimum interior yard 
requirement for surface parking is 5 feet; therefore, a variance is required to allow the setback. 

Because the previous use was a nursing home, each interior level of the building will be reconfigured to 
change the layout from individual rooms to dwellings.  The minimum gross floor area requirement for a 
dwelling unit, except efficiency units, is 500 square feet.  The minimum gross floor area requirement for 
efficiency units is 350 square feet.  A mix of dwelling and efficiency units are proposed.  For reference, a 
dwelling unit is defined as one or more rooms, designed, occupied or intended for occupancy as a 
separate living quarter, with a single complete kitchen facility, sleeping area and bathroom provided 
within the unit for the exclusive use of a single household.  An efficiency unit is defined as a dwelling unit 
consisting of one principal room exclusive of bathroom, kitchen, hallways and closets.  One of the 
dwelling units would only be 444 square feet in area.  Eleven of the efficiency units (units S1 on floors 2 
through 7) would only be 301 square feet in area.  A variance is required to reduce the minimum gross 
floor area requirement. 
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PUBLIC COMMENTS. As of the writing of this report, staff has not received any correspondence 
from the neighborhood group.  Any correspondence received prior to the public meeting will be 
forwarded on to the Board of Adjustment for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum dwelling unit size for 12 units, based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Practical difficulties exist in complying with the ordinance due to circumstances unique to the 
property.  The applicant is proposing to renovate and adaptively reuse an existing 8-story building 
for a multiple-family dwelling with 125 units.  The building was originally constructed as a nursing 
home with 400 beds.  According to the applicant, a mix of unit sizes is necessary to make the 
project financially sustainable and there is a high demand for smaller units.  The project includes 
studio units, one-bedroom units, 2-bedroom units and a 3-bedroom unit.  The minimum gross floor 
area requirement for a dwelling unit, except efficiency units, is 500 square feet.  The minimum gross 
floor area requirement for efficiency units is 350 square feet.  One dwelling unit and 11 efficiency 
units would be smaller than allowed.  There are existing structural conditions of the building that 
affect the layout of the units in the building.  Given that the building was originally built as a nursing 
home, the structural column layout is different than that of a typical apartment building.  Further, 
the first floor level is partly below grade creating a challenge to provide natural daylight to living 
space on that level.  The solution devised by the applicant is 2-level units in that part of the building.  
Another consideration is that the proposed density is appropriate in this location.  The subject 
property is zoned R6, which is established to allow high residential density.  These circumstances 
were not created by the applicant and are not based on economic considerations alone. 
 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The purpose of the minimum unit gross floor area requirement is to distinguish between a rooming 
unit and a dwelling unit.  In the zoning code, a dwelling unit is defined as “one or more rooms 
designed, occupied or intended for occupancy as a separate living quarter, with a single complete 
kitchen facility, sleeping area and bathroom provided within the unit for the exclusive use of a single 
household.”   Each unit would include a complete kitchen facility, sleeping area and bathroom.    
Further, the proposed density is appropriate in this location and a range of housing types is 
encouraged by the comprehensive plan.  The subject property is zoned R6, which is established to 
allow high residential density.  The request is reasonable and consistent with the intent of the 
ordinance and the comprehensive plan. 
 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 
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The granting of the variance would not affect the character of the area or be injurious to the use or 
enjoyment of other property in the vicinity. There is a mix of uses in the immediate area, including 
high density residential.  The proposal involves renovating an existing 8-story building to establish a 
multiple family dwelling with a total of 125 dwelling units in the R6 district on a lot that is 1.4 acres 
in size.  The applicant is requesting an exception for 12 of those units.  If granted, the proposed 
variance will not be detrimental to the health, safety or welfare of the public or those utilizing the 
property provided the proposal complies with current building codes.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum front yard requirement adjacent to 27th Ave SE to allow balconies; to 
reduce the minimum interior side/rear yard requirements adjacent to the south lot lines to allow 
rooftop terraces, balconies, and a parking space; and to reduce the minimum side yard requirement 
adjacent to the north lot line to allow ground level patios, based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

All yard variances: Practical difficulties exist in complying with the ordinance due to 
circumstances unique to the property.  The applicant is proposing to renovate and adaptively reuse 
an existing 8-story building for a multiple-family dwelling with 125 units.  The building was originally 
constructed as a nursing home.    

To ensure the long-term viability of the project, each dwelling unit is proposed to have a private 
balcony, patio or rooftop terrace.  Where possible, the applicant has located these outdoor living 
spaces outside of the required yards.  However, balconies located on the west and south sides of 
the building, the patios on the north side of the building, and the roof terraces on the south side of 
the building would extend into the required yards due to the existing building location.  The west 
wall is set back 15 feet and the minimum front yard requirement is also 15 feet.  Likewise the south 
wall where the balconies will be located is setback 19 feet and the side/rear yard setback 
requirement is 19 feet.  On the north side of the building, the wall is set back 16 feet, but the yard 
requirement is 19 feet.  The roof terraces would be located on the first and second floor roofs of 
the existing structure, which are set back one foot from the south lot line.   

Balconies and patios are allowed to project into required yards provided they do not exceed 50 
square feet in area, project not more than 4 feet into the required yard, and are set back at least 10 
feet from an interior side lot line.  The size requirements would be exceeded; however, the 
placement of each would have minimal effects on surrounding properties.  The proposed balconies 
would be 52 square feet in area, would project 5 feet 2 inches from the building, and would be more 
than 10 feet from the side lot line which is adjacent to a public alley and a surface parking lot for a 
commercial building.  The two proposed rooftop terraces would be larger due to the size of the 
roofs they are situated above, but again, the placement adjacent to a public alley and surface parking 
lot should have minimal effects on surrounding properties.  The proposed patios would be 80 
square feet in area, 10 feet deep, and located just under 7 feet from the side lot line, which is 
adjacent to a 2-story parking structure.    

The setback for the parking space next to the new main entrance facing 27th Avenue is proposed to 
be reduced from 5 feet to 1.5 feet adjacent to the south lot line.  There are several reasons for 
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reducing the setback.  The parking space is necessary to prevent a reduction in the number of on-
site spaces.  At least one accessible parking space needs to be provided in each parking area.  The 
parking space needs to be at least 16 feet wide and at least 6 feet from habitable dwelling space.  It 
will be adjacent to a wall of the adjacent commercial building where it should have minimal effect on 
the surrounding uses. 
  

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

All yard variances: In general, yard controls are established to provide for the orderly 
development and use of land and to minimize conflicts among land uses by regulating the dimension 
and use of yards in order to provide adequate light, air, open space and separation of uses.  
Balconies and patios are common amenities for residential uses.  The placement of each outdoor 
living space and the parking space would have minimal effects on surrounding properties.  They are 
adjacent to a 2-story parking structure, a public street, a one-story commercial building, the surface 
parking lot for the commercial building, and a public alley.  The parking space is necessary to prevent 
a reduction in the number of on-site spaces.  The building is lacking a prominent main entrance that 
faces the street.  The proposal includes creating a new main entrance facing 27th Avenue with a 
porte cochere where a small surface parking lot exists.  Providing both sufficient on-site parking and 
a well-defined principal entrance is supported by the comprehensive plan land use and urban design 
policies.  Granting the variance will allow both. The requests are reasonable and consistent with the 
intent of the ordinance and the comprehensive plan. 
 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

All yard variances: The granting of the variance would not affect the character of the area or be 
injurious to the use or enjoyment of other property in the vicinity. The placement of each outdoor 
living space and the parking space would have minimal effects on surrounding properties.  They are 
adjacent to a 2-story parking structure, a public street, a one-story commercial building, the surface 
parking lot for the commercial building, and a public alley.  Retaining on-site parking will make the 
project more compatible with surrounding uses as well. If granted, the proposed variance will not be 
detrimental to the health, safety or welfare of the public or those utilizing the property provided the 
proposed construction is built to current building codes. 

 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the minimum 
dwelling unit size from 500 square feet to 444 square for one dwelling unit and from 350 square feet to 
301 square feet for 11 efficiency units for the property located at 22 27th Ave SE in the R6 Multiple-
Family District, subject to the following conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
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2. All site improvements shall be completed by December 11, 2016, unless extended by the Zoning 

Administrator, or the permit may be revoked for non-compliance. 
 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the minimum 
front yard requirement adjacent to 27th Ave SE from 15 feet to 9 feet to allow balconies for the 
property located at 22 27th Ave SE in the R6 Multiple-Family District, subject to the following conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
 

2. All site improvements shall be completed by December 11, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the minimum 
interior side/rear yard requirements adjacent to the south lot lines from 19 feet to 1 foot to allow 
rooftop terraces, from 19 feet to 13.5 feet to allow balconies, and from 5 feet to 1.5 feet to allow a 
parking space for the property located at 22 27th Ave SE in the R6 Multiple-Family District, subject to 
the following conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
 

2. All site improvements shall be completed by December 11, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt the above findings and approve the application for a variance to reduce the minimum 
side yard requirement adjacent to the north lot line from 19 feet to 6.5 feet to allow ground level patios 
for the property located at 22 27th Ave SE in the R6 Multiple-Family District, subject to the following 
conditions: 

1. Approval of the final site, elevation and floor plans by the Department of Community Planning 
and Economic Development. 
 

2. All site improvements shall be completed by December 11, 2016, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 
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ATTACHMENTS 

1. Written description and findings submitted by applicant with attachments 
2. Zoning map 
3. Photos 
4. Site survey  
5. Civil drawings 
6. Landscape plan 
7. Site plan 
8. Floor plans 
9. Building elevations 

 

 

 

 
7 































R1

R5

R3

R1A

R6

R2B

C1

27
THYALE

FRANKLIN

EAST RIVER

TH
OR

NT
ON

INTERSTATE 94

RIVER MEWS

WILLIAMS
SU

PE
RI

OR
ARTHUR

HURON BLVD SE TO EB I94EB I94 TO HURON BLVD SE

WB I94 TO HURON BLVD SE

INTERSTATE 94

INTERSTATE 94

EA
ST

 R
IV

ER

INTERSTATE 94

1710

22

734

851

810

4

1501

19

849

829

48

1413 1511

831

1

11

805

12

901

815

1425

1307

1421

40

916

1417

907

1115

188

800

13

27

908

1415

156 160

801

913

1215

1201

1516

1401

811

1101

1520

165

1429

815

1512

161

900

819

1119

1217

182

152

1409

838

904

834

800
804

836

914

42

184

809

157

910

805

164

743

150

1306801

1433

806

1524

830

1211

1319

1212

1311

1437

133

1519

142 129

15281441

FILE NUMBER

¹

NAME OF APPLICANT
Fine Associates

22 27th Ave SE BZZ-6844

200 0 200 400100

WARD
2

PROPERTY ADDRESS









XXX

XX'-X"

EL =
T.O. XXX

EL = XX'-X"

SECTION AND

ELEVATION REF

INTERIOR

ELEVATION REF

DETAIL REF

WALL TYPE

(SEE SHEET A10.1)

WINDOW TYPE

(SEE SHEET A11.2)

ELEVATION REF

SPOT ELEVATION REF

FLOOR FINISH

TRANSITION REF

X

X

X

AX.X

X

X

X

X

X

X

X X

X EXTERIOR ELEVATION

KEYNOTE REF

ROOM NAME

AND NUMBER

DOOR NUMBER

SECTION

KEYNOTE REF

REVISION NUMBER

FIRE EXTINGUISHER

CABINET

FIRE EXTINGUISHER -

WALL MOUNTED

ROOM

X

XXX

XX XX

eln ess  sw enson  g rah am  a rch ite c ts

50 0   w ash in g to n   a venu e   s o u th

m in n eapo lis   m in n eso ta   5 5 4 1 5
p .  6   1   2   .  3   3   9   .  5   5   0   8

f.   6   1   2   .  3   3   9   .  5   3   8   2
w w w .  e  s  g a  r  c  h  .  c  o  m

I he reb y  ce rtify  that th is  d ocum ent w as

p repa red  b y  m e  or und er m y  d irect sup erv ision

and  tha t I am  a  d u ly  licensed  a rch itect

und er the  law s o f the Sta te  o f M inneso ta

S igna tu re

T yp ed  or Pr inted  N am e

License  # D a te

PRO JECT NUMBER

DRAW N  BY CHECKED  BY

OR IG INAL ISSU E:

R EV IS IO N S

K EY PLAN

NOT FOR

CONSTRUCTIO
N

Dav id  G raham , FA IA

7 /9/1414808

9
/
1
1
/
2
0
1
4
 1

2
:2

5
:4

5
 P

M

T1 .1T1 .1T1 .1T1 .1

T IT LE  SHEET

213406

ESG ESG

07/01/14

22  O n  The  R IV ER

22  O n  The  R IV ER

22   27 th  AVENUE SE

M INN EAPO LIS , MN   55414

LAND  U SE A PP

8/14/14

PROJECT TEAMPROJECT LOCATION SHEET INDEX

22 On The RIVER
22 27TH AVENUE SE, MINNEAPOLIS, MN 55414

Owner/Developer: Fine Associates, LLC
1916 IDS Center
Minneapolis, MN 55402
Phone: 612-339-9600

Architect: Elness Swenson Graham Architects Inc.
500 Washington Ave. South, Suite 1080
Minneapolis, MN  55415
Ph:  612-339-5508
Fx:  612-339-5382

Landscape:     Damon Farber Associates
401 Second Avenue North, Suite 410
Minneapolis, MN 55401
Phone: 612-332-7522
Fax: 612-332-0936

General Contractor: Jaeger Construction, LLC
2317 Waters Drive
Mendota Heights, MN 55120
Phone: 651-389-3377
Fax: 651-389-3372

Civil: Sunde Engineering, Inc.
10830 Nesbitt Avenue South
Bloomington, MN 55437-3100
Phone: 952-881-3344
Fax: 952-881-1913

Mechanical, T.B.D.
Electrical,
Plumbing Engineers:

Structural Engineer: Meyer Borgman Johnson
510 Marquette Avenue South, Suite 900
Minneapolis, MN 55402
Phone: 612-604-3609
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MM 0.1 SITE PLAN

MM 0.2 SITE PLAN VARIANCES

GENERAL INFORMATION

T1.1 TITLE SHEET ● ● ● ●

T1.2 ARCHITECTURAL ABBREVIATIONS ●

CODE

AC1.0 BUILDING CODE ANALYSIS ●

AC1.1 ARCHITECTURAL CODE PLANS ●

CIVIL

1 ALTA SURVEY ● ● ●

2 TOPO SURVEY ●

C1.1 DEMOLITION AND EROSION CONTROL PLAN ● ● ●

C1.2 GRADING AND DRAINAGE PLAN ● ● ●

C1.3 NOTES AND DETAILS ● ● ●

LANDSCAPE

LA1.0 LANDSCAPE PLAN ● ● ●

LA1.1 LANDSCAPE SCHEDULES AND DETAILS ● ● ●

ARCHITECTURAL

A0.1 ARCHITECTURAL SITE PLAN ● ● ● ●

D1.1 DEMOLITION PLAN - LEVEL 1 ● ●

D1.2 DEMOLITION PLAN - LEVEL 2 ● ●

D1.3 DEMOLITION PLAN - LEVEL 3 ● ●

D1.4 DEMO PLANS 4-7 ● ●

D1.5 DEMOLITION PLAN - LEVEL 8 AND LEVEL 7 ROOF ● ●

D1.6 DEMO LEVEL 8 ROOF PLAN ● ●

D3.1 EXTERIOR DEMOLITION ELEVATIONS ● ●

D3.2 EXTERIOR DEMOLTION ELEVATIONS ● ●

A1.1 LEVEL 1 FLOOR  PLAN ● ●

A1.2 LEVEL 2 FLOOR PLAN ● ●

A1.3 LEVEL 3 -FLOOR PLAN ● ●

A1.4 TYPICAL LEVEL 4 - 7 FLOOR PLAN ● ●

A1.5 LEVEL 8 FLOOR AND ROOF PLAN ● ●

A1.6 PENTHOUSE AND 8TH FLOOR ROOF PLAN ●

A2.1 LEVEL 1 REFLECTED CEILING PLAN ●

A2.2 LEVEL 2 REFLECTED CEILING PLAN ●

A2.3 TYPICAL LEVEL 3-6 REFLECTED CEILING PLAN ●

A2.4 LEVEL 7 REFLECTED CEILING PLAN ●

A2.5 LEVEL 8 REFLECTED CEILING PLAN ●

A2.6 ENLARGED FIRST FLOOR REFLECTED CEILING PLAN

A2.7 LIGHTING SCHEDULE

A3.1 EXTERIOR ELEVATIONS ● ● ●

A3.2 EXTERIOR ELEVATIONS ● ● ●

A4.1 BUILDING SECTIONS ●

A4.2 BUILDING SECTIONS ●

A5.1 WALL SECTIONS ●

A5.2 WALL SECTIONS ●

A5.3 WALL SECTIONS ●

A5.4 WALL SECTIONS ●

A6.1 EXTERIOR DETAILS ●

A6.2 EXTERIOR DETAILS ●

A6.3 EXTERIOR DETAILS

A6.4 EXTERIOR DETAILS

A6.5 WINDOW / OPENING DETAILS ●

A6.6 PLAN AND SECTION DETAILS

A6.7 ROOF DETAILS

A7.1 STAIR & ELEVATOR PLANS & SECTIONS & DETAILS ●

A7.2 STAIR & ELEVATOR PLANS AND SECTIONS ●

A7.3 STAIR & ELEVATOR PLANS AND SECTIONS ●

A7.4 ELEVATOR PLAN AND SECTIONS ●

A8.1 1/4" UNIT PLANS & ENLARGED PLANS ●

A8.2 1/4" UNIT PLANS & ENLARGED PLANS ●

A8.3 1/4" UNIT PLANS & ENLARGED PLANS ●

A8.4 1/4" UNIT PLANS & ENLARGED PLANS ●

A8.5 1/4" UNIT PLANS & ENLARGED PLANS ●

A8.6 1/4" UNIT PLANS & ENLARGED PLANS ●

A8.7 ENLARGED FIRST FLOOR AMENITY PLAN ●

A8.8 ENLARGED AMENITY FLOOR PLANS ●

A9.1 INTERIOR ELEVATIONS ●

A9.2 UNIT KITCHEN ELEVATIONS ●

A9.3 UNIT KITCHEN AND RESTROOM ELEVATIONS

A9.4 AMENITY ELEVATIONS

A9.5 AMENITY ELEVATIONS

A10.1 WALL TYPES ●

A10.3 INTERIOR AMENITY DETAILS

A10.4 INTERIOR AMENITY DETAILS

A10.5 INTERIOR AMENITY DETAILS

A10.6 INTERIOR AMENITY DETAILS

A11.1 OPENING SCHEDULES AND TYPES/DETAILS

A11.2 WINDOW AND STOREFRONT TYPES AND DETAILS

INTERIORS

ID1.1 FINISH FLOOR PLAN ●

ID1.2 FINISH FLOOR PLANS ●

ID1.3 FINISH FLOOR PLANS & ELEVATIONS ●

ID2.1 LEVEL 1 FFE PLAN ●

ID2.8 LEVEL 8 FFE PLAN ●

STRUCTURAL

S001 LEGEND SHEET ● ●

S002 GENERAL STRUCTURAL NOTES ● ●

S201 FOUNDATION PLAN ● ●

S202 SECOND FLOOR FRAMING PLAN ● ●

S203 FRAMING PLAN - LEVEL 3 ● ●

S204 TYPICAL FRAMING PLAN - LEVEL 4-7 ● ●

S205 LOW ROOF-PENTHOUSE FRAMING PLAN ● ●

S206 HIGH ROOF FRAMING PLAN ● ●

S301 SECTIONS ● ●

S401 SCHEDULES ● ●

S701 STRUCTURAL DETAILS ●

S702 STRUCTURAL DETAILS ● ●

S703 STRUCTURAL DETAILS ● ●

UNIT MIX & SQUARE FOOTAGES

Area Schedule By Level (Rentable)

Name Level Area

A-11a LEVEL 5 746 SF

B-1 LEVEL 5 1,100 SF

B-3 LEVEL 5 984 SF

B-4 LEVEL 5 900 SF

B-4 LEVEL 5 900 SF

S-1 LEVEL 5 301 SF

S-1 LEVEL 5 301 SF

S-2 LEVEL 5 398 SF

S-3 LEVEL 5 474 SF

LEVEL 5: 19 12,233 SF

LEVEL 6

A-2a LEVEL 6 560 SF

A-2a LEVEL 6 560 SF

A-2b LEVEL 6 560 SF

A-2c LEVEL 6 548 SF

A-3 LEVEL 6 501 SF

A-5 LEVEL 6 697 SF

A-8a LEVEL 6 572 SF

A-8b LEVEL 6 604 SF

A-9 LEVEL 6 771 SF

A-10a LEVEL 6 755 SF

A-11a LEVEL 6 746 SF

B-1a LEVEL 6 1,100 SF

B-3 LEVEL 6 984 SF

B-4 LEVEL 6 900 SF

B-4 LEVEL 6 900 SF

S-1 LEVEL 6 301 SF

S-1 LEVEL 6 301 SF

S-2 LEVEL 6 398 SF

S-3 LEVEL 6 474 SF

LEVEL 6: 19 12,230 SF

LEVEL 7

A-2a LEVEL 7 560 SF

A-2a LEVEL 7 560 SF

A-2b LEVEL 7 560 SF

A-2c LEVEL 7 548 SF

A-3 LEVEL 7 501 SF

A-5 LEVEL 7 696 SF

A-8a LEVEL 7 572 SF

A-8b LEVEL 7 604 SF

A-9 LEVEL 7 771 SF

A-10a LEVEL 7 755 SF

A-11a LEVEL 7 746 SF

B-1a LEVEL 7 1,100 SF

B-3 LEVEL 7 984 SF

B-4 LEVEL 7 900 SF

B-4 LEVEL 7 900 SF

S-1 LEVEL 7 301 SF

S-1 LEVEL 7 301 SF

S-2 LEVEL 7 398 SF

S-3 LEVEL 7 474 SF

LEVEL 7: 19 12,233 SF

LEVEL 8

A-11b LEVEL 8 969 SF

B-6 LEVEL 8 1,276 SF

B-7 LEVEL 8 957 SF

LEVEL 8: 3 3,202 SF

Grand total: 130 85,552 SF

Area Schedule By Level (Rentable)

Name Level Area

LEVEL 1

A-1a LEVEL 1 675 SF

A-1b LEVEL 1 501 SF

A-1b LEVEL 1 501 SF

A-1b LEVEL 1 501 SF

A-1b LEVEL 1 501 SF

A-6 LEVEL 1 574 SF

A-7 LEVEL 1 800 SF

A-12 LEVEL 1 444 SF

B-5 LEVEL 1 932 SF

LL C-1 LEVEL 1 768 SF

LL C-2 LEVEL 1 726 SF

LL C-2 LEVEL 1 726 SF

LL C-3 LEVEL 1 769 SF

LL C-4 LEVEL 1 566 SF

LEVEL 1: 14 8,985 SF

LEVEL 2

A-2a LEVEL 2 560 SF

A-2a LEVEL 2 560 SF

A-2c LEVEL 2 548 SF

A-3 LEVEL 2 501 SF

A-5 LEVEL 2 697 SF

A-8a LEVEL 2 572 SF

A-8b LEVEL 2 604 SF

A-9 LEVEL 2 788 SF

A-10A LEVEL 2 749 SF

A-11a LEVEL 2 746 SF

B-1b LEVEL 2 1,781 SF

B-4 LEVEL 2 900 SF

C-1 LEVEL 2 599 SF

C-2 LEVEL 2 561 SF

C-2 LEVEL 2 561 SF

C-3 LEVEL 2 604 SF

C-4 LEVEL 2 569 SF

S-1 LEVEL 2 301 SF

LEVEL 2: 18 12,202 SF

LEVEL 3

A-2a LEVEL 3 560 SF

A-2a LEVEL 3 560 SF

A-2b LEVEL 3 560 SF

A-2c LEVEL 3 548 SF

A-3 LEVEL 3 501 SF

A-5 LEVEL 3 697 SF

A-8a LEVEL 3 572 SF

A-8b LEVEL 3 604 SF

A-9 LEVEL 3 771 SF

A-10a LEVEL 3 755 SF

A-11a LEVEL 3 746 SF

B-1a LEVEL 3 1,100 SF

B-3 LEVEL 3 984 SF

B-4 LEVEL 3 900 SF

B-4 LEVEL 3 900 SF

S-1 LEVEL 3 301 SF

S-1 LEVEL 3 301 SF

S-2 LEVEL 3 398 SF

S-3 LEVEL 3 474 SF

LEVEL 3: 19 12,233 SF

LEVEL 4

A-2a LEVEL 4 560 SF

A-2a LEVEL 4 560 SF

A-2b LEVEL 4 560 SF

A-2c LEVEL 4 548 SF

A-3 LEVEL 4 501 SF

A-5 LEVEL 4 697 SF

A-8a LEVEL 4 572 SF

A-8b LEVEL 4 604 SF

A-9 LEVEL 4 771 SF

A-10a LEVEL 4 755 SF

A-11a LEVEL 4 746 SF

B-1a LEVEL 4 1,100 SF

B-3 LEVEL 4 984 SF

B-4 LEVEL 4 899 SF

B-4 LEVEL 4 900 SF

S-1 LEVEL 4 301 SF

S-1 LEVEL 4 301 SF

S-2 LEVEL 4 398 SF

S-3 LEVEL 4 474 SF

LEVEL 4: 19 12,232 SF

LEVEL 5

A-2a LEVEL 5 560 SF

A-2a LEVEL 5 560 SF

A-2b LEVEL 5 560 SF

A-2c LEVEL 5 548 SF

A-3 LEVEL 5 501 SF

A-5 LEVEL 5 697 SF

A-8a LEVEL 5 572 SF

A-8b LEVEL 5 604 SF

A-9 LEVEL 5 771 SF

A-10a LEVEL 5 755 SF

NOTE:
UNITS C-1, C-2, C-3 AND C-4
ARE TWO STORY UNITS ON
LEVELS 1 AND 2.

BUILDING OVERALL AREAS

NAME AREA

LEVEL 1

Area 20,798 SF

PARKING 7,436 SF

28,234 SF

LEVEL 2

Area 14,730 SF

14,730 SF

LEVEL 3

Area 14,067 SF

14,067 SF

LEVEL 4

Area 14,407 SF

14,407 SF

LEVEL 5

Area 14,587 SF

14,587 SF

LEVEL 6

Area 14,604 SF

14,604 SF

LEVEL 7

Area 14,446 SF

14,446 SF

LEVEL 8

Area 5,756 SF

5,756 SF

Grand total: 9 120,831 SF

PARKING DATA

VEHICLE
ENCLOSED: STD 19

ADA 1
SUBTOTAL 20

SURFACE STD 21
ADA 2

SUBTOT 23

TOTAL 43

BICYCLE
ENCLOSED: 66
EXTERIOR: 5
TOTAL 71

LOADING 1

TOTAL BUILDING AREA: 112,795 SF

(WITH PARKING)

BUILDING HEIGHT
TOP OF PENTHOUSE 92'-3 1/2"
BUILDING ROOF 80'-3 1/2"
TOP OCCUPIED LEVEL 67'-1"

SYMBOLS LEGEND

   9

125

(EXCLUDES LL)

Street View

No . D escrip tion Date
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 1" = 20'-0"A0.1

1 SITE PLAN

TOTAL SITE AREA: 43,423 SF
BUILDING FOOTPRINT: 20,475 SF
PARKING FOOTPRINT: 7,391 SF
TOTAL FOOTPRINT: 27,866 SF

TOTAL NON-BUILDING AREA: 15,287 SF

EXISTING IMPERVIOUS AREA
DRIVES 10,250 SF
SIDEWALKS 1,844 SF
TOTAL 12,094 SF - 79%

PROPOSED IMPERVIOUS AREA
DRIVES 7,609 SF
SIDEWALKS 1,981 SF
PATIOS 855 SF
TOTAL 10,445 SF - 68%

NOTE:

SNOW REMOVAL PLAN TO BE ENFORCED

LEVEL 1 ELEVATION: 100'-0" = 811.65'
LEVEL 2 ELEVATION: 110'-4" = 821.98'
LEVEL 3 ELEVATION: 119'-8 1/2" = 831.35'

No . D escrip tion Date
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