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LAND USE APPLICATION SUMMARY 

Property Location: 617 Lowry Avenue North, 3110 & 3116 Lyndale Avenue North, and 3113 & 
3117 6th Street North 

Project Name:  Hawthorne EcoVillage Apartments  
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 
Applicant:  Project for Pride in Living (PPL) 
Project Contact:   UrbanWorks Architecture, Attn:  Neil Reardon 
Request:  To allow for the construction of a new 3-4 story apartment building that 

includes a total of 71 dwelling units and two attached, two-story townhomes 
totaling 4 units. 

Required Applications: 

Rezoning 

Petition to rezone a portion of the property, specifically the properties located 
at 3110 & 3116 Lyndale Avenue North, and 3113 & 3117 6th Street North 
from the R4 (Multiple Family) District to the OR2 (High Density Office 
Residence) District. 

Conditional Use 
Permit For a Planned Unit Development.  

Site Plan Review To allow for the construction of a new three to four story apartment building 
that includes a total of 71 dwelling units and two attached, two-story 
townhomes totaling four units. 

Preliminary and 
Final Plat To combine several underlying platted lots into one lot. 

 

SITE DATA 
 
Existing Zoning R4 (Multiple Family) District and OR2 (High Density Office Residence) District 
Lot Area Lot:  55,538 square feet / 1.27 acres 
Ward(s) 5; adjacent to 4  

Neighborhood(s) Hawthorne Area Community Council and McKinley Community 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features The property is located along Lowry Avenue North and along Lyndale Avenue 
North which are both designated Community Corridors.   

Small Area Plan(s) Lowry Avenue Strategic Plan 
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BACKGROUND 
 
SITE DESCRIPTION AND PRESENT USE. The subject site is currently vacant and owned by the 
City of Minneapolis. It is approximately 1.27 acres in size with frontage on three public streets which 
include Lowry Avenue North, Lyndale Avenue North and 6th Street North.  The parcels have long been 
considered part of the master plan for the Hawthorne Eco-Village that includes a four block area 
bounded by Lowry Avenue North, Lyndale Avenue North, 30th Avenue North and 4th Street North. The 
Hawthorne Eco-Village has been designed to become an innovative, sustainable neighborhood that 
focuses on restoring balance to natural systems, supporting health amongst residents, and cultivating 
neighborliness and a strong sense of community. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is surrounded 
by other vacant properties, residential uses of varying density and intermittent commercial uses.  The 
zoning classifications within the immediate vicinity are primarily R4, OR2 and C1, with R3 and R2B in 
the broader vicinity.  

PROJECT DESCRIPTION.  The developer proposes to construct a new three to four story 
apartment building that includes 71 units as well as two attached, two-story townhomes (totaling four 
units) on the properties located at 617 Lowry Avenue North, 3116 and 3110 Lyndale Avenue North and 
3113 and 3117 6th Street North.    The proposed apartment building would be located at the southeast 
corner of Lyndale Avenue North and Lowry Avenue North. It would include 65 off-street parking 
spaces accessed off of 6th Street North.  The four townhome units would be located on the southeast 
corner of the parcel with a single enclosed tuck-under parking space provided for each unit accessed via 
a private driveway (on an adjacent parcel) off of 6th Street North.   

The exterior materials proposed on the buildings include brick, nichiha panel, fiber-cement panel, wood-
look fiber cement siding and glass.  The apartment building would include a management office, 
community room, bicycle storage room and exercise room.  The building would be three stories in 
height along Lowry Avenue North transitioning to four stories adjacent to Lyndale Avenue North. 

The development is an affordable housing project with efficiency, one-bedroom, two-bedroom, and 
three-bedroom dwelling units.  The units would be restricted to households at incomes of 50% or less 
Area Median Income (AMI).  Four units would be set aside for long term homeless households with 
Group Residential Housing (GRH) rent assistance. 

Based on the proposal, the development requires a rezoning to unify the zoning classifications located 
on the premises.  A conditional use permit (CUP) for a Planned Unit Development (PUD) is also 
required as is site plan review and a preliminary and final plat.   

PUBLIC COMMENTS. Staff has not received official correspondence from the Hawthorne Area 
Community Council or any neighborhood correspondence prior to the printing of this report. Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration and included in the public record. 

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a 
petition to rezone the properties located at 3110 & 3116 Lyndale Avenue North, and 3113 & 3117 6th 
Street North from R4 to OR2 based on the following findings: 
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1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The proposed zoning would be consistent with the applicable policies of The Minneapolis Plan for 
Sustainable Growth. The development site is designated as Urban Neighborhood.   The Urban 
Neighborhood designation is defined as a predominantly residential area with a range of densities.  
The highest densities are generally concentrated around identified nodes and corridors.  

The subject parcels are located along Lowry Avenue North and along Lyndale Avenue North which 
are both designated Community Corridors.  Community Corridors support new residential 
development from low- to high-density in specified areas, as well as increased housing diversity in 
neighborhoods. Community Corridors support limited commercial uses that are frequently 
concentrated in Neighborhood Commercial Nodes. Design and development along Community 
Corridors is oriented towards the pedestrian experience and residential quality of life. These streets 
carry moderate volumes of traffic. These streets are important travel routes for both neighborhood 
residents and through traffic. In many cases, they are part of the Primary Transit Network that 
provides frequent, high quality transit service citywide. 

The following policies and implementation steps of The Minneapolis Plan for Sustainable Growth apply 
to this proposal:  

Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.3  Encourage the use of flexible regulatory options that promote high quality 
development, such as the Planned Unit Development (PUD) tool. 

1.1.4 Support context-sensitive regulations for development and land use, such as overlay 
districts, in order to promote additional land use objectives. 

Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, 
scale, and intensity. 

1.2.1 Promote quality design in new development, as well as building orientation, scale, 
massing, buffering, and setbacks that are appropriate with the context of the 
surrounding area. 

Land Use Policy 1.3: Ensure that development plans incorporate appropriate 
transportation access and facilities, particularly for bicycle, pedestrian, and transit. 
 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1  Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

 
Land Use Policy 1.9: Through attention to the mix and intensity of land uses and transit 
service, the City will support development along Community Corridors that enhances 
residential livability and pedestrian access. 
 

1.9.5  Encourage the development of low- to medium-density housing on Community 
Corridors to serve as a transition to surrounding low-density residential areas. 
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Housing Policy 3.1: Grow by increasing the supply of housing. 
 

3.1.1  Support the development of new medium- and high-density housing in appropriate 
locations throughout the city. 

 
Housing Policy 3.2: Support housing density in locations that are well connected by 
transit, and are close to commercial, cultural and natural amenities. 
 

3.2.1  Encourage and support housing development along commercial and community 
corridors, and in and near growth centers, activity centers, retail centers, transit station 
areas, and neighborhood commercial nodes. 

 

Urban Design Policy 10.4: Support the development of residential dwellings that are of 
high quality design and compatible with surrounding development. 

10.4.1 Maintain and strengthen the architectural character of the city's various residential 
neighborhoods. 

 
Urban Design Policy 10.5: Support the development of multi-family residential 
dwellings of appropriate form and scale. 
 

10.5.1 Smaller-scale, multi-family residential development is more appropriate along 
Community Corridors and Neighborhood Commercial Nodes. 

 

Urban Design Policy 10.6: New multi-family development or renovation should be 
designed in terms of traditional urban building form with pedestrian scale design 
features at the street level. 

10.6.3  Provide appropriate physical transition and separation using green space, setbacks or 
orientation, stepped down height, or ornamental fencing to improve the compatibility 
between higher density and lower density residential uses. 

 
10.6.4 Orient buildings and building entrances to the street with pedestrian amenities like 

wider sidewalks and green spaces. 
 

10.6.5 Street-level building walls should include an adequate distribution of windows and 
architectural features in order to create visual interest at the pedestrian level. 

 
Urban Design Policy 10.8: Strengthen the character and desirability of the city's urban 
neighborhood residential areas while accommodating reinvestment through infill 
development. 
 
Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities. 
 

Urban Design Policy 10.19: Landscaping is encouraged in order to complement the 
scale of the site and its surroundings, enhance the built environment, create and define 
public and private spaces, buffer and screen, incorporate crime prevention principles, 
and provide shade, aesthetic appeal, and environmental benefits. 

 

 

 
4 



Department of Community Planning and Economic Development 
BZZ-7159 and PL-292 

It is Staff’s position that the proposal to rezone a portion of the site from the R4 to the OR2 district 
is supported by the above listed policies and implementation steps. 

There is an additional plan that must be considered when evaluating the proposal.  The Lowry Avenue 
Strategic Plan was adopted by the City Council in 2010.  The Lowry Avenue Strategic Plan is a small 
area plan that resulted from the initiative of the five neighborhoods that border on Lowry Avenue in 
north Minneapolis—the Cleveland, Folwell, Hawthorne, Jordan and McKinley neighborhoods. The 
plan builds on an earlier plan, the 2002 Lowry Avenue Corridor Plan, in two ways:  (1) it sharpens the 
vision for Lowry Avenue established in the 2002 plan; and (2) it offers a set of implementation 
strategies to further the goals of the plan in areas such as fostering new development and 
strengthening business districts. 

The plan identifies development objectives for the Lowry & Lyndale intersection as follows:  the 
intersection provides an important connecting function as it serves as a gateway to north 
Minneapolis from northeast Minneapolis and further provides a link to the Mississippi River.  The 
plans states that, the “Eco-village, a multifamily residential development will anchor the southeast 
quadrant of Lowry & Lyndale with two-plus blocks of new development.”  It further states that 
“Multifamily housing development should predominate on developable land on the south side of 
Lowry. It could include a small commercial presence at the Lyndale intersection.”  

It is Staff’s position the proposal is in general conformance with the policies and strategies outlined 
in the Lowry Avenue Strategic Plan. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

Unifying the underlying zoning from the R4 to OR2 District would be considered both in the public 
interest and in the interest of the property owner.  The parcels are vacant and have long been 
considered part of the master plan for the Hawthorne Eco-Village that includes a four block area 
bounded by Lowry Avenue North, Lyndale Avenue North, 30th Avenue North and 4th Street 
North.  The unification of the zoning district on the development site would allow for the 
redevelopment of the parcels in a manner consistent with adopted policies specific to Community 
Corridors and as further elaborated on within the adopted small area plan.   

3. Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

The cumulative development site consists of five separate parcels, four of which are currently zoned 
R4 and one of which is zoned OR2.  The applicant proposes to rezone these properties to the OR2 
District. The subject property is surrounded by other vacant properties, residential uses of varying 
density and intermittent commercial uses.  The zoning classifications within the immediate vicinity 
are primarily R4, OR2 and C1, with R3 and R2B in the broader vicinity. Given the surrounding 
zoning classifications, the context and uses in the area, as well as adopted policy, Staff’s position is 
that the OR2 zoning district would be appropriate and compatible in this location. 

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

There are reasonable uses of the property permitted under the R4 District; however, in order for 
the property to be redeveloped in a manner that is consistent with adopted city policy the property 
requires a unified zoning classification. Staff has included an attachment to the staff report which 
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further details the differences between the existing and proposed zoning classification for the 
properties.   

5. Whether there has been a change in the character or trend of development in the general area of the 
property in question, which has taken place since such property was placed in its present zoning 
classification, where the amendment is to change the zoning classification of particular property. 

Under the 1963 Zoning Code, the subject properties were zoned B2S-1 (Neighborhood Service) 
District and R2B (Single, Two-family and Townhouse) District. There have been slow incremental 
changes relative to the character and trend of development in the general area.  There have been 
some recent investments in the immediate area relative to the Hawthorne EcoVillage properties.  In 
addition, recent infrastructure improvements including Hennepin County’s corridor improvements 
specific to the reconstruction of Lowry Avenue which concluded in 2009, and the new Lowry 
Avenue bridge spanning the Mississippi River completed in 2011, have made positive contributions 
to the area.  The amendment to unify the underlying zoning classification on the properties to allow 
for redevelopment would be expected to result in additional positive neighborhood impacts. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
amend the previously approved Planned Unit Development to allow for a new three to four story 
apartment building that includes a total of 71 dwelling units and two attached, two-story townhomes 
totaling four units, based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger 
the public health, safety, comfort or general welfare. 

Allowing the construction of a new three to four story apartment building that includes 71 units as 
well as two attached, two-story townhomes (totaling four units) on the subject properties would 
not be detrimental to or endanger the public health, safety, comfort or general welfare. The 
proposed development is contextually appropriate and further enhances the character of the area all 
while being consistent with adopted policies that support a medium density multi-family 
development given the location of the site at the intersection of two Community Corridors.  

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal and orderly development and improvement of surrounding property for uses 
permitted in the district. 

The subject property is located in a developed urban area, although there are several vacant 
properties within the immediate vicinity.  Allowing for the construction of the proposed PUD would 
not be injurious to the use and enjoyment of other property in the vicinity or impede the normal or 
orderly development and improvement of surrounding property for uses permitted in the district. 
As previously noted, the development is considered part of the Hawthorne EcoVillage and has long 
been slated for multi-family development. The proposed development would be compatible with the 
character and scale of uses located in the area, as well as consistent with adopted City policies that 
encourage medium-density development along Community Corridors. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

As proposed the development would be accessed via two curb cuts.  The proposed apartment 
building would be located at the southeast corner of Lyndale Avenue North and Lowry Avenue 
North. It would include 65 off-street parking spaces located in a partially underground garage 
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accessed off of 6th Street North.  The four townhome units would be located on the southeast 
corner of the parcel with a single enclosed tuck-under parking space provided for each unit accessed 
via a private driveway (on an adjacent parcel) off of 6th Street North.   

The Public Works Department has reviewed the preliminary plan and will review the final plan for 
compliance with standards related to access and circulation, drainage, and sewer/water connections.  
The applicant would be required to continue to work closely with the Public Works Department, 
the Plan Review Section of CPED and the various utility companies during the duration of the 
development should the applications be approved.  This would be required to ensure that all 
procedures are followed and that the development complies with all city and other applicable 
requirements. The applicant is aware that all applicable plans are expected to incorporate any 
applicable comments or modifications as required by the Public Works Department. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

Measures have been provided in regard to minimizing traffic congestion from a parking perspective 
as the applicant would be providing adequate off-street parking for both vehicles (69 spaces) and 
bicycles (65 spaces) within a partially underground parking garage and tuck-under garages.  Further, 
the site is relatively well-served by transit as the nearest bus stops are located across Lyndale 
Avenue North on both Lyndale and Lowry. The transit routes serving the area include the following:  
22 and 32 with an additional route, 5, running north and south on Emerson and Fremont. 

Typically, Chapter 541 requires a minimum off-street parking requirement of one space per dwelling 
unit.  For residential uses in the OR2 District, 90% of the minimum is necessary to meet the 
requirement.   A total of 75 units are proposed within the development.  Therefore, the minimum 
off-street parking requirement is 68 spaces.  The applicant is proposing to provide a total of 69 
spaces which meets the minimum requirement. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
 
See the above listed response to finding #1 in the rezoning application. The policies and 
implementation steps apply to the PUD application as well. 
 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested rezoning, conditional use permit, site plan review, preliminary and final plat is 
approved, the proposal would comply with all applicable provisions of the OR2 District.  

Findings Required for Planned Unit Developments: 

A. The planned unit development conforms to the applicable standards for alternatives and amenities. 
All planned unit developments shall provide at least one amenity or a combination of amenities that 
total at least 10 points, beyond those required for any alternatives. For each alternative requested, 
amenities shall total at least five points. 

Alternatives requested: 

Number of principal residential structures. 

• To allow more than one (1) principal residential structure to be placed on one (1) platted lot.  
The applicant is proposing a total of three residential buildings within the PUD. One is a new 
three to four story apartment building that includes 71 units as well as two attached, two-story 
townhomes (totaling four units).  Overall, 75 units would be provided on site within three 
proposed principal residential structures. 
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Required yards. 

• A reduction of required yards is necessary along the periphery of the PUD adjacent to Lowry 
Avenue North and Lyndale Avenue North.  The required setback would be 15 feet along both 
street frontages.  The applicant is proposing to locate the building approximately 3 feet at the 
closest point for the building wall and 0 feet for the proposed balconies from the property line 
along Lowry Avenue North and approximately 7 feet at the closest point from the property line 
along Lyndale Avenue North. 

Points required for alternatives: 

• Establishment of the PUD – 10 points. 
• Number of principal residential structures– 0 points. 
• Required yards, periphery – 5 points. 

Total = 15 points. 

Phasing plan.  No additional phases of this PUD are proposed at this time. 

Amenities provided: 

The applicant is proposing the following amenities from Table 527-1, Amenities: 

Outdoor open space (5 points) 

Contiguous ground level outdoor open space that is related to and proportional with the bulk of the building and 
landscaped with trees and shrubs. Rain gardens, where appropriate, are encouraged. Walkways and pathways 
shall be surfaced with pervious pavers, pervious concrete, decorative pavers, stamped concrete, colored concrete, 
brick or other decorative and durable materials. A minimum of thirty (30) percent of the site not occupied by 
buildings shall be landscaped outdoor open space. A minimum of fifty (50) percent of the provided open space 
shall be contiguous. The open space must be immediately accessible from the principal structure. Areas should be 
designed for winter use and relate to the built form with consideration given to elements such as providing shelter 
from wind, utilizing seasonally appropriate materials, maximizing access to sunlight and providing for snow and 
ice removal. 

The proposal includes contiguous ground level outdoor open space that is related to and proportional 
with the bulk of the building and landscaped with trees and shrubs.  It includes rain gardens, walkways 
and pathways with various materials.  The landscaped area of the site is approximately 21,079 square 
feet in size and accounts for approximately 38% of the total site area or approximately 75% of the site 
not occupied by buildings.  Over 50% of the provided open space is contiguous.  The open space is 
immediately accessible from the principal structure. The eastern portion of the courtyard is flanked by 
walk-up entries on the south side of the apartment building as well as the primary entrances to the 
townhome units.  The western portion of the courtyard includes the children’s play area (as described 
below) and to the south of this area is a patio space with a gas grill, pergola and seating.  Additionally, in 
this area is an orchard area with fruit trees, informal seating and a crushed stone surface.   

Outdoor children’s play area (5 points) 

An active, outdoor children's play area with a minimum of fifty (50) square feet for each unit containing three or 
more bedrooms but not less than five hundred (500) square feet of play area to a maximum required area of 
five thousand (5,000) square feet. The play area shall be secure, shall be separated from parking and 
maneuvering areas, and shall be designed to facilitate adult supervision. The play area shall include play 
equipment, installed to the manufacturer's specifications, or natural features suitable for children in both 
preschool and elementary school. Play equipment shall not be located in a required yard and not more than 
twenty-five (25) percent of the required square footage of the play area may be located in a required yard. Play 
areas should be designed for winter use and relate to the built form with consideration given to elements such as 
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providing shelter from wind, utilizing seasonally appropriate materials, maximizing access to sunlight and 
providing for snow and ice removal. 

The outdoor children’s play area is located in the western portion of the courtyard area and is directly 
accessible from the apartment building’s community room.  The project includes five, three bedroom 
units in the apartment building and four, three bedroom townhome units for a total of nine, three 
bedroom units.  A total of 450 square feet of play area would be required; as noted above, the minimum 
is 500 square feet and the maximum is 5,000 square feet.  The applicant proposes to include a children’s 
play area that is approximately 1,400 square feet in size.  The play area meets all other applicable 
standards as noted above. 

Energy efficiency (3 points) 

Utilization of energy design assistance programs or commissioning to ensure that building systems are designed 
to operate efficiently and exceed the Minnesota State Energy Code by at least thirty (30) percent of the annual 
energy costs. The developer must submit documentation to the City including a letter signed by the owner or a 
licensed design professional, that shows the project will comply with this standard. 

The project is enrolled in Xcel Energy’s Energy Design Assistance (EDA) Program.  The project would 
use the Green Communities rating system which requires systems that operate 15% better than the 
Minnesota State Energy Code.  Additionally, the Energy Star for Homes Pilot Project will also be used. 

Decorative fencing (1 point) 

Install high-quality decorative metal fencing where visible from the public street, public sidewalk or public 
pathway. The point for decorative fencing may be obtained when it is included as part of another amenity if it is 
also provided in other areas on the site. In no case shall chain-link fencing be considered decorative fencing. 

The applicant proposes to install a 140 foot long, 4-foot tall aluminum fence along a portion of the south 
property line. 

Enhanced stormwater management (1 point) 

Provide capacity for infiltrating stormwater generated onsite with artful rain garden design that serves as a visible 
amenity. Rain garden designs shall be visually compatible with the form and function of the space and shall 
include for long-term maintenance of the design. The design shall conform to requirements of the stormwater 
management plan approved by public works. 

The stormwater is being handled on site with a combination of pervious paving at select areas, rain 
gardens, underground infiltration tanks (stormtech arches), rock infiltration beds, partial green roofs, 
and tank stormwater storage for reuse in irrigation.    The design conforms with the City’s 
requirements. 

Table 1. Amenity Points Summary 

Amenity Points Requested by Applicant Points Recommended by Staff 

Outdoor open space 5 points 5 points 
Outdoor children’s play area 5 points 5 points 

Energy efficiency 3 points 3 points 
Decorative fencing  1 point 1 point 

Enhanced stormwater 
management 1 point 1 point 

Total 15 points 15 points 
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B. The planned unit development conforms to the required findings for a planned unit development: 

(1) That the planned unit development complies with all of the requirements and the intent and purpose of 
this chapter. In making such determination, the following shall be given primary consideration: 

 
a. The character of the uses in the proposed planned unit development, including in the case of 

residential uses, the variety of housing types and their relationship to other site elements and to 
surrounding development. 

The subject property is surrounded by other vacant properties, residential uses of 
varying density and intermittent commercial uses.  The proposed PUD would add a new 
apartment building that includes 71 dwelling units as well as two, two-unit attached 
townhome units for a total of 75 residential dwelling units on the site.  The proposed 
development would be contextually appropriate and further, advances City goals relative 
to properties located along Community Corridors.     

b. The traffic generation characteristics of the proposed planned unit development in relation to 
street capacity, provision of vehicle access, parking and loading areas, pedestrian access, bicycle 
facilities and availability of transit alternatives. 

The development would not be expected to have any negative impacts on traffic 
movement in the vicinity.   As proposed, the development would be accessed via two 
curb cuts.  The proposed apartment building would be located at the southeast corner 
of Lyndale Avenue North and Lowry Avenue North. It would include 65 off-street 
parking spaces in a partially underground parking ramp accessed off of 6th Street North.  
The four townhome units would be located on the southeast corner of the parcel with 
a single enclosed tuck-under parking space provided for each unit accessed via a private 
driveway (on an adjacent parcel) off of 6th Street North.   

A total of 69 off-street parking spaces and 65 bicycle parking spaces would be 
accommodated on site.  Further, the site is relatively well-served by transit as the 
nearest bus stops are located across Lyndale Avenue North on both Lyndale and Lowry. 
The transit routes serving the area include the following:  22 and 32 with an additional 
route, 5, running north and south on Fremont Avenue North and Emerson Avenue 
North, paired one-way streets. 

c. The site amenities of the proposed planned unit development, including the location and 
functions of open space, the preservation or restoration of the natural environment or historic 
features, sustainability and urban design. 

The development provides the required amenities.  Please see the amenities section of 
this report detailing the proposal’s compliance with provisions for outdoor open space, 
outdoor children’s play area, energy efficiency, decorative fencing, and enhanced 
stormwater management.   

d. The appearance and compatibility of individual buildings and parking areas in the proposed 
planned unit development to other site elements and to surrounding development, including but 
not limited to building scale and massing, microclimate effects of the development, and 
protection of views and corridors. 

There is a mix of uses in the area and the building types and styles are varied.  The 
proposed development is contextually appropriate and would be compatible with the 
character and scale of uses surrounding the site as well as consistent with adopted City 
policies.  The proposed building would not be out of character with the area, the 
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proposed parking is entirely enclosed, the proposed building height is not out of 
character with other buildings in the immediate area and the proposed use is compatible 
with surrounding properties. 

e. An appropriate transition area shall be provided between the planned unit development and 
adjacent residential uses or residential zoning that considers landscaping, screening, access to 
light and air, building massing, and applicable policies of the comprehensive plan and adopted 
small area plans. 

The development site is separated from adjacent properties on all sides by public right-
of-way except along the south property line, where the proposed development 
complies with all setbacks, but abuts a non-conforming commercial use and a private 
driveway on an adjacent parcel that accesses newly constructed adjacent single-family 
homes on the southern portion of the block. 

The arrangement of the buildings, massing and bulk were guided by the Hawthorne 
EcoVillage Master Plan.  Transitions were provided between the three building on the 
site as well as the adjacent buildings in each direction.  The location of the townhomes 
was driven by this transition; the scale, massing and materials work to provide a 
transition to the single-family homes that exist to the south of the site.  Similarly the 
three and four story portions of the apartment building provide a transition to the 
desired scale and character at the intersection. In addition to the amenities located 
interior to the site, the applicant proposes to incorporate extensive landscaping 
between the building and property line to improve the streetscape along both Lowry 
Avenue North and Lyndale Avenue North.  

f. The relation of the proposed planned unit development to existing and proposed public 
facilities, including but not limited to provision for stormwater runoff and storage, and 
temporary and permanent erosion control. 

The applicant would need to continue to work closely with the Public Works 
Department, the Plan Review Section of CPED and the various utility companies during 
the duration of the development to ensure that all procedures are followed in order to 
comply with city and other applicable requirements.  The City of Minneapolis will review 
and approve the applicant’s stormwater management plan and erosion control plan. 

g. The consideration, where possible, of sustainable building practices during the construction 
phases and the use of deconstruction services and recycling of materials for the demolition 
phase. 

The proposed building would follow the Green Communities rating system and the 
Energy Start for Homes Pilot Program.  Extensive energy modeling is being conducted 
through the design phases to determine the most beneficial and cost effective 
approaches to building envelope, mechanical, electrical, and other systems. The 
developer has also committed to incorporating sustainable practices where possible, 
including a construction waste recycling program.  

(2) That the planned unit development complies with all of the applicable requirements contained in 
Chapter 598, Land Subdivision Regulations.  

The site is being re-platted into one lot for the proposed development.  The preliminary and 
final plat complies with all of the applicable requirements in Chapter 598 of the Zoning Code. 
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SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

1. Conformance to all applicable standards of Chapter 530, Site Plan Review. 

Building Placement and Design – Requires alternative compliance 

• The development parcel has frontage on three public streets.  The required setback would be 
15 feet along all three street frontages.  The proposed building is located approximately 3 feet 
from the property line at the closest point for the building wall and 0 feet for the proposed 
balconies from the property line along Lowry Avenue North and approximately 7 feet at the 
closest point from the property line along Lyndale Avenue North.   A reduction of required 
yards is necessary along the periphery of the PUD adjacent to Lowry Avenue North and Lyndale 
Avenue North. A yard alternative along those street frontages was requested and addressed 
above.  The proposed apartment building is located approximately 51 feet from the property 
line and the townhome is located approximately 16 feet from the property line along 6th Street 
North.  Alternative compliance would be necessary for the apartment building.  Staff would 
recommend that the Planning Commission grant alternative compliance in this specific 
circumstance as the development is subject to three front yard requirements, and the building is 
already approximately 282 feet in length.  Subsequently the townhome building is setback 16 feet 
from the property line, therefore, providing a transition to the single family homes to the south. 

• The area between building the building and the lot lines, with the exception of the driveway to 
the parking garage off of 6th Street North, includes amenities. Extensive landscaping including 
shrubs in planters, and living walls are provided to enhance the pedestrian realm.   

• The principal entrance to the apartment building would be located off of the public sidewalk 
directly abutting Lowry Avenue North.  The principal entrances to the townhome units are 
located interior to the site.  Alternative compliance would be necessary.  Staff would 
recommend that the Planning Commission require compliance with the principal entrance 
provision for the easternmost townhome unit adjacent to 6th Street North.  The reorientation 
of the entrance would improve the appearance of the building from the street and improve the 
transition that exists to the single-family homes to the south of the development which face 6th 
Street North. 

• Windows between 2 and 10 feet are required in order to provide natural surveillance and 
visibility by having active uses located along public streets.  The proposal is meeting the intent of 
this requirement in the apartment building by integrating active uses along two of the three 
public streets upon which the development fronts. The proposed development exceeds the 
ground floor window requirements in the apartment building along Lyndale Avenue North and 
Lowry Avenue North but does not meet the requirement facing 6th Street North as 0% is 
provided.  The proposed townhomes exceed the required window percentage.  Alternative 
compliance is necessary.  Staff would recommend that the Planning Commission grant 
alternative compliance in this specific circumstance as it would not be practical to require 
compliance given that the sloping grade on site, which is approximately 10 feet running from 
west to east, exposes the entrance to the parking garage in that location.  Further, the proposal 
exceeds the 10% window requirement on each floor above the first floor that faces the public 
street and public sidewalk in both the apartment building and townhome building.  As applicable, 
all windows are distributed in a more or less even manner and are also vertical in proportion 
with the exception being on the north elevation facing Lowry Avenue North.  Alternative 
compliance is necessary.  Staff would recommend that the Planning Commission grant 
alternative compliance in this location for window distribution as the exposure of the parking 
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garage due to grade changes on site creates the issue.  The applicant has incorporated windows 
into portions of the garage and green walls to help buffer and offset the appearance of the 
exposed garage along this elevation.  Notwithstanding the grade issue on site, the windows in 
the building are distributed evenly.  See Table 1.  

• There is one blank uninterrupted wall segment greater than 25 feet in length on the east interior 
courtyard elevation of the building on the 4th floor that does not include windows, entries, 
recesses or projections, or other architectural elements.  The segment is approximately 29 feet 
in length.  Alternative compliance is necessary.  Staff would recommend that the Planning 
Commission require compliance with the provision as it would be practical to provide some 
sort of recesses, projection or material change in that location. 

• No plain face concrete block is proposed. 
• The proposal complies with the ground floor active functions provision for the apartment 

building along both Lowry Avenue North and Lyndale Avenue North as parking, loading, 
storage, or mechanical equipment areas do not exceed 30% of linear frontage; however, along 
6th Street North approximately 100% of the linear frontage of the larger apartment building 
contains parking as the ground-level of the parking garage is exposed in this location due to 
grade changes. Alternative compliance is necessary in this location.  Staff would recommend that 
the Planning Commission grant alternative compliance. Given the orientation of the building, the 
layout of the site and the grade conditions that exist it would not be practical to require 
compliance in this specific circumstance.  The proposed townhomes comply with the active 
functions provision as applicable.  

• All proposed materials are durable. The exterior materials proposed on the apartment building 
include brick, nichiha panel, fiber cement panel, wood-look fiber cement siding and glass.  No 
elevation exceeds 30% in terms of the allowable restricted materials; in this case, cement board 
materials.  The nichiha panels located on the north elevation of the building facing Lowry 
Avenue North as well as at the interior of the site on the south elevation of the building are 
comprised of five different colors.  Staff would recommend that the Planning Commission limit 
the nichiha panels to two colors, as the building in that location is busy and it detracts from the 
overall appearance of the building.  There are only two exterior materials proposed on the 
townhome buildings which include brick and fiber cement lap siding. The elevations of the 
buildings reflect increased percentages of fiber cement lap siding over 30%, as the interior north 
and south elevations propose fiber cement lap siding at approximately 50% and the east and 
west elevations reflect a percentage of approximately 39%.  The only street facing elevation is 
the east elevation of the building. Alternative compliance would be necessary. Staff would 
recommend that the Planning Commission grant alternative compliance. If the two, two-unit 
townhome units were not part of the PUD, they would not be subject to the 30% requirement.  
In this specific circumstance, it is appropriate to allow an increased percentage given the size of 
the proposed units, the simplicity of the design and the single street facing elevation.  Future 
changes in exterior materials may require review before the City Planning Commission.  The 
proposed building form and flat roofs would be considered compatible with other buildings in 
the area. 

• All proposed parking on site is entirely enclosed within a partially underground parking garage 
and tuck-under garages accessed off of 6th Street North. 
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Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
Residential Use – 

Apartment Building   

1st Floor – Lowry Ave. N. 20% 
minimum 451 sq. ft. 26% 589 sq. ft. 

1st Floor – Lyndale Ave. 
N. 

20% 
minimum 234 sq. ft. 39% 459 sq. ft. 

1st Floor – 6th St. N. 20% 
minimum 110 sq. ft. 0% 0 sq. ft. 

2nd Floor and Above – 
Lowry Ave. N. 10% minimum >10% 

2nd Floor – Lyndale Ave. 
N. 10% minimum >10% 

2nd Floor –6th St. N. 10% minimum >10% 
Residential Use – 

Townhome  

1st Floor – 6th St. N. 20% 
minimum 50 sq. ft. 42% 104.5 sq. ft. 

2nd Floor – 6th St. N. 10% minimum >10% 

Access and Circulation – Meets requirements 

• The principal entrance to the apartment building would be located off of the public sidewalk 
directly abutting Lowry Avenue North. The principal entrances to the townhome units are 
located interior to the site and are connected to the public sidewalk via walkways at least 4 feet 
in width. 

• No transit shelters are included in the development; however, the site is relatively well-served 
by transit as the nearest bus stops are located across Lyndale Avenue North on both Lyndale 
and Lowry. The transit routes serving the area include the following:  22 and 32 with an 
additional route, 5, running north and south on Emerson and Fremont. 

• The proposed development has been designed to minimize conflicts with pedestrian traffic and 
surrounding residential uses. All proposed parking is contained within the buildings and curbs 
cuts to the site have been minimized to the extent practical.   

• There is no public alley located on the block.  The site would have two access points; both 
would be located off of 6th Street North.  

• Impervious surfaces on site are minimized as landscaping covers 75% of the site not occupied by 
buildings. 

Landscaping and Screening – Meets requirements 

• The composition and location of landscaped areas complement the scale of the development 
and its surroundings.   

• All proposed parking on site would be located within parking structures; therefore, no 
landscape yards or screening apply to the development. 

• The Zoning Code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The total site area is 55,538 square feet and a building footprint of 27,359 square 
feet is proposed.  A total of 5,636 square feet of landscaping would be necessary to meet the 20 
percent requirement.  The applicant is providing 21,079 square feet of landscaping, or 75% of 
the area not covered by buildings.  
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• The Zoning Code requires that at least 11 canopy trees and 56 shrubs be provided on site.  The 
applicant is proposing to install 56 trees (42 canopy and 14 ornamental), a total of 181 shrubs 
and 2,580 perennials/grasses/vines.  The landscaping adjacent to the easternmost residential 
townhome building is uniformly planted.  There are opportunities in that location to improve 
the diversity of landscaping in that location in order to provide year round greenery.   

• The installation and maintenance of all landscape materials shall comply with 530.210. 
 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 

Lot Area -- 55,538 sq. ft.  
Building footprint -- 27,359 sq. ft. 

Remaining Lot Area -- 28,179 sq. ft. 
Landscaping Required 5,636 sq. ft. 21,079 sq. ft. 

Canopy Trees (1: 500 
sq. ft.) 11 trees 

56 trees (42 canopy 
and 14 ornamental 

trees) 
Shrubs (1: 100 sq. ft.) 56 shrubs 181 shrubs 

Additional Standards – Meets requirements 

• No parking lots are proposed. The site is subject to stormwater management requirements.  
• The proposed building would not significantly shadow public spaces nor would the proposed 

structure result in significant impacts to wind and air in relation to the surrounding area.   
• The proposal appears to incorporate the applicable CPTED principles.  The active uses 

proposed within the ground level of the buildings provide natural surveillance, there are 
windows on all sides of the building that allow people to observe adjacent public spaces and the 
entrances are connected to the public sidewalk.  The site is further designed with landscaping, 
and architectural features to delineate space and control access. The sidewalks and walkways 
would be well lit and monitored.  Staff has no additional comments or concerns at this time 
regarding site safety; however, CPED Staff will request that a detailed lighting plan be submitted 
outlining the locations of all new light fixtures for security purposes.   

• There are no eligible or designated historic structures on the subject site as the property is 
vacant.  Further, the property is not located in a historic district or identified as a historic 
resource.   

2. Conformance with all applicable regulations of the zoning ordinance. 

The proposed use of the site as Planned Unit Development is conditional in the OR2 District. 

Off-street Parking and Loading – Meets requirements. 

Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 
 Minimum 

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Residential dwellings  75 
90% in OR2 per 
Section 541.410 

or 7 spaces 
68 -- 69 

Total 75 7 68 -- 69 

 

 

 

 
15 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE


Department of Community Planning and Economic Development 
BZZ-7159 and PL-292 

Table 4. Bicycle Parking and Loading Requirements (Chapter 541) 
 Minimum 

Bicycle 
Parking 

Minimum 
Short-Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement 

Proposed 

Residential 
dwellings 38 -- Not less 

than 90% 

65 (60 long-
term and 5 
short-term) 

-- -- 

Total 38 -- -- 65 -- -- 

Building Bulk and Height – Meets requirements. 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 

Lot Area 5,000 55,538 square feet / 1.27 acres 
Gross Floor Area 

(GFA) -- 110,168 sq. ft. 

Maximum Floor Area 
Ratio (GFA/Lot 

Area) 

2.5  1.98 

Maximum Building 
Height 

4 stories or 56 feet, 
whichever is less 

4 stories or 49 feet  

 

Lot Requirements – Meets requirements 

Table 6. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 75 DUs 

Density (DU/acre) -- 59 DU/acre 

Maximum Impervious 
Surface Area 85% 62% 

Maximum Lot Coverage 70% 56% 

Yard Requirements – Alternative requested under the PUD 

• A reduction of required yards is necessary along the periphery of the PUD adjacent to Lowry 
Avenue North and Lyndale Avenue North.  The required setback would be 15 feet along both 
street frontages.  The applicant is proposing to locate the building approximately 3 feet at the 
closest point for the building wall and 0 feet for the proposed balconies from the property line 
along Lowry Avenue North and approximately 7 feet at the closest point from the property line 
along Lyndale Avenue North. 
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  Table 7. Minimum Yard Requirements 
 Zoning District Overriding Regulations Total 

Requirement 
Proposed 

Front (North, 
West and East) 15 ft. -- 15 ft. 

North = 0 feet 
West = 7 feet 

East = 51 feet for the 
apartment building 
and 16 feet for the 

townhome 

Interior Side 
(South) 11 ft. -- 11 ft. 

11 feet for the 
apartment building 
and 16 feet for the 

townhomes 

Signs – Meets requirements 

• Signs are subject to Chapter 543 of the Zoning Code.  All new signs are required to meet the 
requirements identified in Chapter 543. The applicant is proposing one canopy mounted sign 
with aluminum channel letters front lit from below by an LED strip. The sign would be located 
on the north elevation of the apartment building facing Lowry Avenue North, 12 feet above 
grade and is approximately 35 square feet in size (28 feet by 1 foot, 4 inches). In the OR2 
district, canopy signs are allowed but they cannot be backlit.  No freestanding sign is proposed 
on site, therefore, 1.5 square feet of signage is required per one foot of primary building wall.  A 
minimum sign area of 30 square feet is permitted and there is no maximum number of signs 
within the size allocation.  The maximum area per sign is 180 square feet (except for 
neighborhood serving retail sales and services shall not exceed 30 square feet) and the 
maximum height is 14 feet.  The building is approximately 282 feet long which would allow 
approximately 423 square feet of signage.  The proposed signage complies with all applicable 
standards. 

Refuse Screening – Meets requirements 

• The residential apartment building would include a trash room on each level of the building with 
two trash chutes; one for standard refuse, and one for recycling per standard garbage collection 
practices for multi-family buildings in Hennepin County and the City of Minneapolis.  The trash 
chute refuse and recycling is collected in two separate bins in an enclosed trash room in the 
basement level.   The townhome units would store their trash in the tuck-under garages. 

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

• According to the submitted plans, there are placeholders for mechanical units adjacent to the 
building east building wall along 6th Street North.  No details are provided.  All mechanical units 
must be screened as required by Section 535.70 of the Zoning Code. 

Lighting – Meets requirements with Conditions of Approval 

• A photometric plan was not submitted as part of the application but will be required with the 
final submittal. All lighting will need to be downcast and shielded to avoid undue glare. All 
lighting shall comply with Chapters 535 and 541 and CPED Staff shall review the details of the 
fixtures in the final review prior to permit issuance.   
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3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

See the above listed response to finding #1 in the rezoning application. The policies and implementation 
steps apply to the site plan review application as well. 

4. Conformance with applicable development plans or objectives adopted by the City Council. 

See the above listed response to finding #1 in the rezoning application. The guidance provided in the 
Lowry Avenue Strategic Plan apply to the site plan review application as well. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that the project meets one of three criteria required for alternative 
compliance. Alternative compliance is requested for the following requirements: 
 

• Building Placement. The development parcel has frontage on three public streets.  The 
required setback would be 15 feet along all three street frontages.  The proposed building is 
located approximately 3 feet at the closest point for the building wall and 0 feet for the 
proposed balconies from the property line along Lowry Avenue North and approximately 7 feet 
at the closest point from the property line along Lyndale Avenue North.   A reduction of 
required yards is necessary along the periphery of the PUD adjacent to Lowry Avenue North 
and Lyndale Avenue North. A yard alternative along those street frontages was requested and 
addressed above.  The proposed apartment building is located approximately 51 feet from the 
property line and the townhome is located approximately 16 feet from the property line along 
6th Street North.  Alternative compliance would be necessary for the apartment building.  Staff 
would recommend that the Planning Commission grant alternative compliance in this specific 
circumstance as the development is subject to three front yard requirements, and the building is 
already approximately 282 feet in length.  Subsequently the townhome building is setback 16 feet 
from the property line, therefore, providing a transition to the single family homes to the south. 

• Principal entrance. The principal entrance to the apartment building would be located off of 
the public sidewalk directly abutting Lowry Avenue North.  The principal entrances to the 
townhome units are located interior to the site.  Alternative compliance would be necessary.  
Staff would recommend that the Planning Commission require compliance with the principal 
entrance provision for the easternmost townhome unit adjacent to 6th Street North.  The 
reorientation of the entrance would improve the appearance of the building from the street and 
improve the transition that exists to the single-family homes to the south of the development 
which face 6th Street North. 

• Window requirements. Windows between 2 and 10 feet are required in order to provide 
natural surveillance and visibility by having active uses located along public streets.  The proposal 
is meeting the intent of this requirement in the apartment building by integrating active uses 
along two of the three public streets upon which the development fronts. The proposed 
development exceeds the ground floor window requirements in the apartment building along 
Lyndale Avenue North and Lowry Avenue North but does not meet the requirement facing 6th 
Street North as 0% is provided.  The proposed townhomes exceed the required window 
percentage.  Alternative compliance is necessary.  Staff would recommend that the Planning 
Commission grant alternative compliance in this specific circumstance as it would not be 
practical to require compliance given that the sloping grade on site, which is approximately 10 
feet running from west to east, exposes the entrance to the parking garage in that location.  
Further, the proposal exceeds the 10% window requirement on each floor above the first floor 
that faces the public street and public sidewalk in both the apartment building and townhome 
building.   
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• Window distribution.  As applicable, all windows are distributed in a more or less even 

manner and are also vertical in proportion with the exception being on the north elevation 
facing Lowry Avenue North.  Alternative compliance is necessary.  Staff would recommend that 
the Planning Commission grant alternative compliance in this location for window distribution as 
the exposure of the parking garage due to grade changes on site creates the issue.  The 
applicant has incorporated windows into portions of the garage and green walls to help buffer 
and offset the appearance of the exposed garage along this elevation.  Notwithstanding the 
grade issue on site, the windows in the building are distributed evenly.  See Table 1.  

• Blank uninterrupted wall. There is one blank uninterrupted wall segment greater than 25 
feet in length on the east interior courtyard elevation of the building on the 4th floor that does 
not include windows, entries, recesses or projections, or other architectural elements.  The 
segment is approximately 29 feet in length.  Alternative compliance is necessary.  Staff would 
recommend that the Planning Commission require compliance with the provision as it would be 
practical to provide some sort of recesses, projection or material change in that location. 

• Active functions provision. The proposal complies with the ground floor active functions 
provision for the apartment building along both Lowry Avenue North and Lyndale Avenue 
North as parking, loading, storage, or mechanical equipment areas do not exceed 30% of linear 
frontage; however, along 6th Street North approximately 100% of the linear frontage of the 
larger apartment building contains parking as the ground-level of the parking garage is exposed 
in this location due to grade changes. Alternative compliance is necessary in this location.  Staff 
would recommend that the Planning Commission grant alternative compliance. Given the 
orientation of the building, the layout of the site and the grade conditions that exist it would not 
be practical to require compliance in this specific circumstance.  The proposed townhomes 
comply with the active functions provision as applicable.  

• Exterior materials. All proposed materials are durable. There are only two exterior materials 
proposed on the townhome buildings which include brick and fiber cement lap siding. The 
elevations of the buildings reflect increased percentages of fiber cement lap siding over 30%, as 
the interior north and south elevations propose fiber cement lap siding at approximately 50% 
and the east and west elevations reflect a percentage of approximately 39%.  The only street 
facing elevation is the east elevation of the building. Alternative compliance would be necessary. 
Staff would recommend that the Planning Commission grant alternative compliance. If the two, 
two-unit townhome units were not part of the PUD, they would not be subject to the 30% 
requirement.  In this specific circumstance, it is appropriate to allow an increased percentage 
given the size of the proposed units, the simplicity of the design and the single street facing 
elevation.   

PRELIMINARY/FINAL PLAT 
The Department of Community Planning and Economic Development has analyzed the application for a 
Preliminary and Final Plat based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The subdivision is in conformance with the design requirements of the zoning code and the land 
subdivision regulations and further, is consistent with the comprehensive plan as noted above. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 
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The proposed subdivision would create one lot for the development that is 55,538 square feet or 
approximately 1.27 acres in size. This would have no adverse effect on surrounding property 
owners or result in congestion in the public streets.  

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 
 
Even though there is a grade change on the site from west to east, it does not present the above 
noted hazards.   

 
4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 

conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

A site plan addressing these issues is required to be approved by CPED and Public Works before 
building permits may be issued.  All access to the site would be located off of 6th Street North.  

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

A stormwater management and erosion control plan is required as part of the site plan approval 
process before building permits may be issued. 

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 8 

LEGAL DESCRIPTION. Lots 1-4, and 9-12, Block 8, Morrison’s Addition to North Minneapolis, 
Hennepin County, Minnesota. 

Also, that part of vacated Lyndale Avenue North, dedicated as Eighth Street in the plat of Morrison’s 
Addition to North Minneapolis, Hennepin County, Minnesota, lying easterly of a line parallel with and 33 
feet East, as measured at right angles, from the west line of Section 10, Township 29, Range 24, 
Hennepin County, Minnesota, which lies between the westerly extensions of the north line of Lot 12, 
Block 8, said plat, and of the south line of Lot 11, said block; 

That part of vacated Lyndale Avenue North, dedicated as Eighth Street in the plat of Morrison’s 
Addition to North Minneapolis, Hennepin County, Minnesota, lying easterly of a line parallel with and 33 
feet East, as measured at right angles, from the west line of Section 10, Township 29, Range 24, which 
lies between the westerly extensions of the north line of Lot 10, Block 8, said plat, and of the south line 
of Lot 9, said block; 

Also, reserving a permanent easement for highway purposes over all of Lots 1 and 12, said Block 8, and 
over that part of Lots 2 and 11, said Block 8 and over that part of said vacated Lyndale Avenue North 
adjacent to said Lots 11 and 12, all lying northerly of the following described line:  Commencing at the 
intersection of the westerly extension of the south line of said Lot 9, Block 8, and a line that is parallel 
with and distant 33 feet easterly of the West line of Section 10, Township 29, Range 24; thence run 
northerly along said parallel line a distance of 161.00 feet to the point of beginning of the line to be 
described; thence easterly 345.54 feet, more or less, to a point on the east line of said Lot 2, distant 
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44.63 feet northerly of the southeast corner of said Lot 2, as measured along said east line, and said line 
there terminating 

 
RECOMMENDATIONS 
 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by Project for Pride in Living (PPL) for the 
properties located at 617 Lowry Avenue North, 3110 & 3116 Lyndale Avenue North, and 3113 & 3117 
6th Street North: 

A. Rezoning the properties located at 3110 & 3116 Lyndale Avenue North, and 3113 & 
3117 6th Street North from the R4 zoning district to the OR2 zoning district. 

Recommended motion: Approve the rezoning application to the OR2 zoning district.   

B. Conditional Use Permit for a Planned Unit Development. 

Recommended motion: Approve, the conditional use permit for a planned unit development to 
allow a new three to four story apartment building that includes a total of 71 dwelling units and 
two attached, two-story townhomes totaling four units subject to the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 
Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 
requiring a conditional use permit may commence.  Unless extended by the zoning 
administrator, the conditional use permit shall expire if it is not recorded within two years 
of approval. 

2. As required by section 527.120 of the zoning code, the development shall comply with the 
standards for some combination of the following amenities from Table 527-1, Amenities and 
those proposed by the applicant totaling a minimum of 15 points: outdoor open space, 
outdoor children’s play area, energy efficiency, decorative fencing, and enhanced stormwater 
management.  

C. Site Plan Review. 

Recommended motion: Approve, the site plan review application to allow the development as 
proposed subject to the following conditions: 

1. CPED Staff review and approval of the final site, elevation, lighting and landscaping plans 
before building permits may be issued.  

2. All site improvements shall be completed by June 1, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

3. The principal entrance for the easternmost townhome unit adjacent to 6th Street North 
shall be reoriented to face the street.  

4. The nichiha panels located on the north elevation of the apartment building facing Lowry 
Avenue North as well as at the interior of the site on the south elevation of the apartment 
building shall be limited to two colors.  

5. The green screens, windows, and built-up planters that buffer the exposed parking garage 
located adjacent to Lowry Avenue North shall be incorporated as proposed in the final 
plans. 

6. The blank, uninterrupted wall on the east elevation of the proposed building that exceeds 25 
feet in length shall be modified to comply with Section 530.120 of the Zoning Code. 
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7. All mechanical units/transformers shall be screened as required by Section 535.70 of the 
Zoning Code.  Details of equipment and proposed screening shall be provided to Staff for 
review and approval. 

D. Preliminary and Final Plat. 

Recommended motion:  Approve the preliminary and final plat that results in one lot. 
 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Plans 
5. Building elevations 
6. Renderings 
7. Photos 
8. Correspondence 
9. Hawthorne EcoVillage Master Plan 
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TO FROM 
  

Becca Ferrar 
Senior City Planner – Land Use, Design and 
Preservation 
 
City of Minneapolis – Community Planning and 
Economic Development  
250 S. 4th Street, Room 300 PSC  
Minneapolis, MN 55415 

 Neil Reardon 
nreardon@urban-works.com 

   

 
CC DATE 4.30.15 
 
 

  
   

RE: Hawthorne EcoVillage Apartments – PUD Points Summary & Findings Responses 
 
Findings Responses 
A. 
The character of the uses in the proposed planned unit development, including in the case of residential uses, 
the variety of housing types and their relationship to other site elements and to surrounding development. 
 
The Hawthorne EcoVillage is 71 unit apartment building located at the southeast corner of Lyndale and Lowry 
Avenues in Minneapolis, and 4 townhome units located in the SE corner of the same site.  The development is 
an affordable housing project with efficiency, 1 bedroom, 2 bedroom, and 3 bedroom dwelling units.  The 
units will be restricted to households at incomes of 50% or less AMI.  The development will target individuals 
and households of color as well as single heads of households with minority children.  Four of the units will be 
set aside for long term homeless (LTH) households with GRH rent assistance.  The site and the placement of 
buildings within it has been planned per the guidance of the Hawthorne EcoVillage Master Plan which is 
included as an attachment in this submission.   
 
B. 
The traffic generation characteristics of the proposed planned unit development in relation to street capacity, 
provision of vehicle access, parking and loading areas, pedestrian access, bicycle facilities and availability of 
transit alternatives. 
 
Vehicular access to the 71 unit apartment building is on the east on of the building off of 6th Street North.  The 
parking access is located in this configuration per the Hawthorne EcoVillage Master Plan.  Additionally, the 
parking access works well in this location due to the lowest part of the site being on the eastern and 
specifically the northeast portion of the site.  The drive that leads to the sublevel garage is able to be 
constructed without a ramp and very little slope.  The single car tuck-under garage at each townhome is 
accessed from a separate drive on the southeastern portion of the site.  This drive is an existing bituminous 
asphalt driveway and is part of an easement that provides access to garages of the homes directly south of 
the site.  These existing homes are on another site and parcel but also part of the Hawthorne EcoVillage 
Master Plan. 
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The site amenities of the proposed planned unit development, including the location and functions of open 
space, the preservation or restoration of the natural environment or historic features, sustainability and urban 
design.   
 
The Hawthorne EcoVillage Master Plan calls for open space between the ‘L-shaped’ apartment building and 
the townhomes on the southeast portion of the site.  In this open space area a courtyard has been designed.  
The courtyard is intended to be extended east across 6th Street North, as shown in the Master Plan.  This 
extension could take place under a future phase of development on that site.  The courtyard contains a 
functional rain garden treating and dealing with the management of storm water, primarily from the rooftop 
of the 71 unit apartment building.  The eastern portion of the courtyard is flanked by walk up unit entries on 
the south side of the apartment building, as well as the primary entrances to the four townhomes.   
 
The western portion of the courtyard has a children’s play area that is directly accessible from the indoor 
community room.  To the south of the children’s play area is a patio space with a gas grille, pergola, and 
seating.  Additionally in this area is a orchard area with fruit trees, informal seating, and a crushed stone 
surface.  This portion of the site is fenced from its neighbor to the south to maintain partial privacy for the 
resident space that exist here.  The main access to the courtyard is from the east.  See plans for details on 
specific plantings, site elements, materials, and the proposed layout. 
 
The Lowry Avenue frontage is treated with green walls at the sublevel as the existing grade lowers from west 
to east.  The green walls are located below first floor unit balconies.  It is proposed that the existing boulevard 
condition that was recently construction should remain as is.  The Lyndale Avenue frontage has an existing 
sidewalk next to the street; this is proposed to also remain as is per city public works plan for the this 
boulevard.  It is proposed that a line of trees be planted within the property line to enhance the boulevard 
experience here and provide a buffer to the building.   
 
D. 
The appearance and compatibility of individual buildings and parking areas in the proposed planned unit 
development to other site elements and to surrounding development, including but not limited to building scale 
and massing, microclimate effects of the development, and protection of views and corridors. 
 
The larger building will include 65 parking stalls below grade and a management office, community and 
amenity rooms, and fitness room on level 1.   The building will be 4 stories above grade on the western 
portion, and 3 stories for the remainder.  The construction is proposed to be light wood framing (levels 1-4) 
over precast concrete (sublevel).  The four townhome units are to be 2 levels with a single car tuck-under 
garage.  The project’s exterior materials being considered are brick, nichiha panel, wood-look lap siding, and 
fiber cement panel siding.   The arrangement of the buildings, massing, and bulk was guided by the 
Hawthorne EcoVillage Master Plan.  Transitions were provided between the three buildings on the site as well 
as the adjacent buildings in each direction.  The location of the townhomes was driven by this transition; the 
townhomes scale, massing, and materials work to provide a transition to the single family homes that exist to 
the south of the site.  Similarly the 3 and 4 story portions of the apartment building provide a transition to the 
existing and desired scale and character at the Lyndale and Lowry intersection. 
 
 
E. 
An appropriate transition area shall be provided between the planned unit development and adjacent 
residential uses or residential zoning that considers landscaping, screening, access to light and air, building 
massing, and applicable policies of the comprehensive plan and adopted small area plans. 
 
Since the placement of the buildings, their massing, their bulk was guided by the Hawthorne EcoVillage 
Master Plan appropriate transitions were provided between the three buildings on the site as well as the 

D:\150430 PUD Findings & Points Summary.docx Page 2 of 6 
 



adjacent buildings in each direction.  The proposed development does not conflict with the majority with the 
applicable policies.  A few minor variances are proposed, these are detailed in the Land Use application. 
 
F. 
The relation of the proposed planned unit development to existing and proposed public facilities, including but 
not limited to provision for stormwater runoff and storage, and temporary and permanent erosion control. 
 
Major utilities are accessed from the street; please see Civil Engineering drawings in the Land Use Submittal 
for details.  The storm water is being dealt with on site by a combination of pervious paving at select areas, 
rain garden, underground infiltration tanks (stormtech arches), rock infiltration beds, partial green roofs, and 
tank storm water storage for reuse in irrigation.  The developer and design team are working with the 
Mississippi Watershed Management Organization (MWMO) on  potential innovative storm water 
management techniques that would go above and beyond city requirements.  Additionally a Storm Water 
Management Plan was produced for the larger EcoVillage area by Barr Engineering.  This witht the 
confirmation of existing underground conditions was the guiding document that helped formulate the design 
approach that is proposed.  That document is included in the digital files on the included CD. 
 
G. 
The consideration, where possible, of sustainable building practices during the construction phases and the use 
of deconstruction services and recycling of materials for the demolition phase. 
 
The building will be following the Green Communities rating system and the Energy Star for Homes Pilot 
Program.  Extensive Energy modeling is being conducted through the design phases to determine the most 
beneficial and cost effective approaches to building envelope, mechanical, electrical, and other systems. 
 
 
 
PUD Points Summary  
 
10 points Underground Parking 
All parking shall be located underground. Where the grade of the site slopes significantly, all parking 
shall be enclosed in a floor level of the building that does not meet the definition of a story. Further, 
exterior parking garage walls adjacent to the public street shall not extend more than three (3) feet 
above the adjacent grade measured from the finished floor of the first level. 
 
65 enclosed parking spaces are located in an enclosed sublevel below grade parking area.  Each of the 
four townhome units has a tuck under garage at level 1. 
 
5 points Outdoor Children’s Play Area 
An active, outdoor children’s play area with a minimum of fifty (50) square feet for each unit 
containing three (3) or more bedrooms but not less than five hundred (500) square feet of play area to 
a maximum required area of five thousand (5,000) square feet. The play area shall be secure, shall be 
separated from parking and maneuvering areas, and shall be designed to facilitate adult supervision. 
The play area shall include play equipment, installed to the manufacturer’s specifications, or natural 
features suitable for children in both preschool and elementary school. Play equipment shall not be 
located in a required yard and not more than twenty five (25) percent of the required square footage 
of the play area may be located in a required yard. Play areas should be designed for winter use and 
relate to the built form with consideration given to elements such as providing shelter from wind, 
utilizing seasonally appropriate materials, maximizing access to sunlight and providing for snow and 
ice removal. 
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The active outdoor play area is located in the western portion of the courtyard area and directly 
accessible from the apartment building’s community room.  It is approximately 1,400 square feet.  
The project includes five 3 bedrooms units in the apartment building and four 3 bedroom townhome 
units, and in total nine 3 bedroom units.  The area of 1,400 square feet significantly exceeds the 
computed amount of 450 square feet asked for in this credit category. The proposed play area is 
planned to be for all season use, and comply with the other applicable requirements. 
 
5 points Outdoor Open Space 
Contiguous ground level outdoor open space that is related to and proportional with the bulk of the 
building and landscaped with trees and shrubs. Rain gardens, where appropriate, are encouraged.  
Walkways and pathways shall be surfaced with pervious pavers, pervious concrete, decorative pavers, 
stamped concrete, colored concrete, brick or other decorative and durable materials. A minimum of 
thirty (30) percent of the site not occupied by buildings shall be landscaped outdoor open space. A 
minimum of fifty (50) percent of the provided open space shall be contiguous.  The open space must 
be immediately accessible from the principal structure. Areas should be designed for winter use and 
relate to the built form with consideration given to elements such as providing shelter from wind, 
utilizing seasonally appropriate materials, maximizing access to sunlight and providing for snow and 
ice removal. 
 
The eastern portion of the courtyard is flanked by walk up unit entries on the south side of the 
apartment building, as well as the primary entrances to the four townhomes.  The western portion 
of the courtyard has a children’s play area that is directly accessible from the indoor community 
room.  To the south of the children’s play area is a patio space with a gas grille, pergola, and seating.  
Additionally in this area is a orchard area with fruit trees, informal seating, and a crushed stone 
surface.  This portion of the site is fenced from its neighbor to the south to maintain partial privacy 
for the resident space that exist here.  The main access to the courtyard is from the east.  See plans 
for details on specific plantings, site elements, materials, and the proposed layout. 
 
The landscaped area of the site is 21,079 SF; and accounts for 37.9% of the total site area.  Of the 
portion of the site without buildings (32,009 SF); the landscaped area (21,079 SF) makes up 65.8% of 
that area. 
 
1-3 points Energy Efficiency 
Utilization of energy design assistance programs or commissioning to ensure that building systems 
are designed to operate efficiently and exceed the Minnesota State Energy Code by at least thirty (30) 
percent of the annual energy costs.  The developer must submit documentation to the city including a 
letter signed by the owner or a licensed design professional, that shows the project will comply with 
this standard. 
 
The project is enrolled in Xcel Energy’s Energy Design Assistance (EDA) Program.  The project will 
using the Green Communities rating system which requires 15% better than MN code.  Additionally 
the Energy Star for Homes Pilot Project will also be used. 
 
 
1 point  Decorative Fencing 
Install high-quality decorative metal fencing where visible from the public street, public sidewalk or 
public pathway. The point for decorative fencing may be obtained when it is included as part of 
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another amenity if it is also provided in other areas on the site. In no case shall chain-link fencing be 
considered decorative fencing. 
 
A 140’ long fence aluminum 4’ high fence will used to maintain a level of partial privacy at the 
southern boundary of the western portion of the courtyard.  A metal lattice work suitable for growing 
a green wall on is proposed under the unit balconies along the Lowry Avenue frontage.  See site plans 
for both. 
 
1 point  Enhanced Landscaping 
A landscaping plan of exceptional design that has a variety of native tree, shrub, and plant types that 
provide seasonal interest and that exceed the requirements of Chapter 530, Site Plan Review.  The 
landscaped areas shall have a resource efficient irrigation system.  The landscaping plan shall be 
prepared by a licensed landscape architect. 
 
The planting plan shows are variety of native trees and plant types that will provide interesting 
seasonal variations.  The species and the arrangement of them on the site are planned to be 
substantial, hardy, and able to be kept in good condition without extensive maintenance.  A recycled 
rainwater irrigation system is proposed with the reuse of storm water from tank storage.  The site 
landscape plan is produce by Damon Farber Associates. 
 
1 point  Enhanced Storm Water Mgmt. 
Provide capacity for infiltrating stormwater generated onsite with artful rain garden design that 
serves as a visible amenity.  Rain garden designs shall be visually compatible with the form and 
function of the space and shall include for long-term maintenance of the design. The design shall 
conform to requirements of the stormwater management plan approved by public works. 
 
The storm water is being dealt with on site by a combination of pervious paving at select areas, rain 
garden, underground infiltration tanks (stormtech arches), rock infiltration beds, partial green roofs, 
and tank storm water storage for reuse in irrigation.  See Civil Engineering & Landscape Architecture 
plans. 
 
1 point  Recycling Storage Area 
Provide an easily accessible area that serves the entire building and is dedicated to the collection and 
storage of non-hazardous materials for recycling, including but not limited to paper, corrugated 
cardboard, glass, plastics and metals.  The recycling storage area shall be located entirely below 
grade or entirely enclosed within the building. 
 
The building contains a trash room on each level with two trash chutes, one for standard refuse, and 
one for co-mingled recycling per standard garbage collection practices for multifamily buildings in 
Hennepin County and the City of Minneapolis.  The trash chute refuse and recycling is collected in 
two separate bins in a enclosed trash room in the sublevel.  It is proposed that garbage pick-up 
collection will take place in the garage entry driveway; a temporary placement of the bins outside of 
the drive isle is planned for.  See site plans for the location. 
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☻ ☻ ☻ L200 LANDSCAPE PLAN - EAST

☻ ☻ ☻ L300 LANDSCAPE PLAN - WEST

☻ ☻ ☻ LA100 ARCHITECURAL SETBACKS PLAN

☻ E-L-S SITE LIGHTING PHOTOMETRIC PLAN

☻ ☻ ☻ A001 SUBLEVEL 1 PLAN

☻ ☻ ☻ A101 LEVEL 1 PLAN

☻ ☻ ☻ A102 LEVEL 2 PLAN

☻ ☻ ☻ A103 LEVEL 3 PLAN

☻ ☻ ☻ A104 LEVEL 4 PLAN

☻ ☻ ☻ A110 TOWNHOUSE PLANS

☻ A151 ENLARGED UNIT PLANS

☻ A152 ENLARGED UNIT PLANS

☻ A153 ENLARGED UNIT PLANS

☻ A154 ENLARGED UNIT PLANS

A155 ENLARGED UNIT PLANS

☻ A171 ENLARGED COMMON AREA PLANS

☻ ☻ A201 ROOF PLAN - OVERALL

☻ ☻ ☻ A301 BUILDING ELEVATIONS

☻ ☻ ☻ A302 BUILDING ELEVATIONS

☻ ☻ ☻ A303 TOWNHOUSE ELEVATIONS

☻ A350 ENLARGED ELEVATIONS

☻ A401 BUILDING SECTIONS

☻ A402 TOWNHOUSE BUILDING SECTIONS

☻ A451 WALL SECTIONS

☻ A452 WALL SECTIONS

☻ A453 TOWNHOUSE WALL SECTIONS

☻ A495 SECTION DETAILS

☻ A501 STAIR 'A'- VERTICAL CIRCULATION

☻ A502 STAIR 'B' AND ELEVATOR - VERTICAL CIRCULATION

☻ A503 STAIR 'C'- VERTICAL CIRCULATION

☻ A601 DOOR SCHEDULE AND DOOR, WINDOW &

STOREFORNT ELEVATIONS

☻ A691 DOOR AND WINDOW DETAILS

☻ A701 SUBLEVEL AND LEVEL 1 WALL FINISH PLANS

☻ A703 SUBLEVEL AND LEVEL 1 FLOOR FINISH PLANS

A771 INTERIOR COMMON AREA ELEVATIONS

HAWTHORNE ECOVILLAGE

LAND USE APPLICATION

APRIL 30, 2015 V I C I N I T Y  M A P

NOT TO SCALE

1 BR - A UNIT 0 0 1 0

1 BR - B UNIT 6 6 3 0

1 BR - C UNIT 6 5 7 0

1 BR - D UNIT 0 0 0 3

2 BR - A UNIT 1 0 0 0

2 BR - B UNIT 1 2 2 0

2 BR - C UNIT 0 1 1 1

2 BR - D UNIT 0 0 0 2

2 BR - E UNIT 0 1 1 0

2 BR - F UNIT 1 1 1 0

2 BR - G UNIT 0 1 1 1

3 BR - A UNIT 0 1 0 0

3 BR - B UNIT 1 0 1 0

3 BR - C UNIT 0 1 1 0

EFFICIENCY - A UNIT 0 0 1 0

EFFICIENCY - B UNIT 0 2 2 0

EFFICIENCY - C UNIT 2 2 1 0

COUNT PER LEVEL        18        23        23        7

TOTAL COUNT : 71

UNIT COUNT

UNIT TYPE       LEVEL 1        LEVEL 2       LEVEL 3        LEVEL 4

3 BR TH UNIT A 1

3 BR TH UNIT B 1

3 BR TH UNIT C 1

3 BR TH UNIT D 1

UNIT TYPE       2 LEVEL TOWNHOME

TOTAL COUNT : 4



I N T E R I O R  P A R T I T I O N  T Y P E S

P A

P4

P6
2

1

P8

5/8" TYPE X GYPSUM WALL BOARD

WOOD STUD @ 16" O.C. PER SCHEDULE

5/8" TYPE X GYPSUM WALL BOARD

STUD

WIDTH

ASSEMBLY

WIDTH S
T

C

34

46
3 1/2"

5 1/2"

4 3/4"

6 3/4"

FIRE RESISTANCE

UL#: U305

NA

PARTITION

TYPE

REMARKS:

34

46

7 1/4" 8 1/2"

R4

R6

2 LAYERS 5/8" TYPE X GYPSUM WALL BOARD

WOOD STUD @ 16" O.C. PER SCHEDULE

2 LAYERS 5/8" TYPE X GYPSUM WALL BOARD

STUD

WIDTH

ASSEMBLY

WIDTH

49

56
3 1/2"

5 1/2"

6"

8"

UL#: U305*

UL#: U301

PARTITIO

N TYPE

49

56

SOUND ATTENUATING INSULATION (AT A)

R FIRE RESISTANCE

REMARKS: *SECOND LAYER GWB FOR ACOUSTICS @ UL#: 305

A

2

1

S4

S6

5/8" STANDARD GYPSUM WALL BOARD

STUD

WIDTH

ASSEMBLY

WIDTH S
T

C

3 1/2"

5 1/2"

4 1/8"

6 1/8"

NA

NA

PARTITION

TYPE

REMARKS:

WOOD STUD PER SCHEDULE

S
--

--

--

--

A

2

1

FIRE RESISTANCE

V3

SOUND ATTENUATING INSULATION

STAGGERED WOOD STUD PER SCHEDULE

1 LAYER 5/8" TYPE X GYPSUM WALL BOARD

2 LAYERS 5/8" TYPE X GYPSUM WALL BOARD

STAGGERED WOOD STUD PER SCHEDULE

STUD

WIDTH

ASSEMBLY

WIDTH S
T

C

FIRE RESISTANCE

WP 3820

PARTITION

TYPE

REMARKS: STAGGERED WOOD STUDS ON SEPARATE 2X4 WOOD PLATES

50-59
3 1/2" 10 1/2" WP 3820

1

V

1
"

W

2

1

FIRE RESISTANCE

W4

W6

5/8" TYPE X GYPSUM WALL BOARD

WOOD STUD PER SCHEDULE

SOUND ATTENUATING INSULATION

STUD

WIDTH

ASSEMBLY

WIDTH S
T

C

50-54
3 1/2"

5 1/2"

5 1/4"

7 1/4"

UL#: U305

*

NA

PARTITION

TYPE

REMARKS:  *UL#: 305 W/ CHANNEL

50-54

2 LAYERS OF 5/8" TYPE X GYP. WALL BOARD

1/2" RESILIENT CHANNEL (CORRIDOR SIDE)

M

CONCRETE MASONRY UNIT

A

M6

M8

2

1

M10

WIDTH
ASSEMBLY

WIDTH S
T

C

34

46
5 5/8"

7 5/8"

FIRE RESISTANCE

UL#:

NA

PARTITION

TYPE

9 5/8"

M12

REMARKS:

11 5/8"

M4 3 5/8"
34

46

S
T

C

INTERIOR PARTITION KEY

A

TYPE DESCRIPTION TYPE DESCRIPTION

ACOUSTICALLY RATED PARTITION -

PROVIDE ACOUSTIC BATT

INSULATION

1 HOUR FIRE RATED PARTITION - SEE

PARTITION TYPE FOR UNDERWRITERS

LABORATORIES DESIGN NUMBER

B

NON RATED, EXTEND 6" ABOVE

SUSPENDED CEILING, BRACE TO

STRUCTURE ABOVE

2 HOUR FIRE RATED PARTITION - SEE

PARTITION TYPE FOR UNDERWRITERS

LABORATORIES DESIGN NUMBER

C
NON RATED, EXTEND TO BOTTOM

OF SUSPENDED CEILING ABOVE

3 HOUR FIRE RATED PARTITION - SEE

PARTITION TYPE FOR UNDERWRITERS

LABORATORIES DESIGN NUMBER

T

THERMALLY RATED PARTITION -

PROVIDE NON FACED R-XX

THERMAL BATT INSULATION

4 HOUR FIRE RATED PARTITION - SEE

PARTITION TYPE FOR UNDERWRITERS

LABORATORIES DESIGN NUMBER

X'-X" PARTIAL HEIGHT PARTITION -

SEE FLOOR PLAN FOR PARTITION

HEIGHT

1

2

3

4

Z3

SOUND ATTENUATING INSULATION

1 LAYER 5/8" TYPE X GYPSUM WALL BOARD

1 LAYER 5/8" TYPE X GYPSUM WALL BOARD

STAGGERED WOOD STUD PER SCHEDULE

STUD

WIDTH

ASSEMBLY

WIDTH S
T

C

FIRE RESISTANCE

UL Des U336

PARTITION

TYPE

REMARKS: STAGGERED WOOD STUDS ON SEPARATE 2X4 WOOD PLATES

50-59
3 1/2" 11 1/2" UL Des U336

2

Z

5
/8

"
5

/8
"

2 LAYERS 1" TYPE X GYPSUM WALL BOARD IN

2" USG C-RUNNERS WITH .063 USG ALUM.

BREAKAWAY CLIP

2" USG H-STUD

BUILDING SYSTEMS

EXTERIOR WALL SYSTEMS

WD-1 CAVITY WALL SYSTEM

FACE BRICK OVER WOOD STUD

5/8" TYPE 'X' GYPSUM BOARD

VAPOR RETARDER

WOOD STUD

BATT INSULATION (R-21 MIN.)

EXTERIOR SHEATHING BOARD

WEATHER RESISTANT BARRIER

1" AIR SPACE

FACE BRICK

EXTERIOR

WD-3A OVER WOOD STUD

FIBER CEMENT LAP SIDING

WALL SYSTEM

6 3/4"

5/8" TYPE 'X' GYPSUM BOARD

VAPOR RETARDER

WOOD STUD

BATT INSULATION (R-21)

EXTERIOR SHEATHING BOARD

WEATHER RESISTANT

BARRIER

FIBER CEMENT LAP SIDING

EXTERIOR1' - 1 1/32"

WALL TIES

BRICK VENT

VARIES VARIES

CMU-1 CAVITY WALL SYSTEM

FACE BRICK OVER CMU

FACE BRICK

1" AIR SPACE

2" POLYISOCYANURATE

INSULATION BOARD

CMU (REFER TO STRUCTURAL

FOR SIZE)

EXTERIOR

WALL TIES

BRICK VENT PER SPEC.

1' - 3 1/4"

VARIES

WEATHER RESISTANT BARRIER

WD-3B OVER WOOD STUD

FIBER CEMENT PANEL SIDING

WALL SYSTEM

6 3/4"

5/8" TYPE 'X' GYPSUM BOARD

VAPOR RETARDER

WOOD STUD

BATT INSULATION (R-21)

EXTERIOR SHEATHING BOARD

WEATHER RESISTANT

BARRIER

FIBER CEMENT PANEL SIDING

EXTERIORVARIES

1" FURRING w/ MINERAL WOOL

INSULATION BOARD (R-4 MIN.)

ALTERNATE: TYVEKALTERNATE: TYVEKALTERNATE: TYVEKALTERNATE: TYVEK

THERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEM

WD-3C OVER WOOD STUD

NICHIHA ILLUMIN. SERIES - VERTICAL

WALL SYSTEM

6 3/4"

5/8" TYPE 'X' GYPSUM BOARD

VAPOR RETARDER

WOOD STUD

BATT INSULATION (R-21)

EXTERIOR SHEATHING BOARD

WEATHER RESISTANT

BARRIER

NICHIHA ILLUMINATION SERIES

PANEL & CLIP SYSTEM

EXTERIORVARIES

1" RIGID INSULATION (R-4 MIN.)

PROVIDE 1 1/2" RIGID

INSULATION WITH INTEGRAL

FRP FACER AT FOUNDATION

WALLS ABOVE GRADE

WD-2 OVER WOOD STUD

THIN BRICK VENEER

WALL SYSTEM

9 3/8"

5/8" TYPE 'X' GYPSUM BOARD

VAPOR RETARDER

WOOD STUD

BATT INSULATION (R-21)

EXTERIOR SHEATHING BOARD

WEATHER RESISTANT

BARRIER

THIN BRICK VENEER TO MATCH

BRICK CAVITY WALL

EXTERIORVARIES

METAL THIN BRICK SUPPORT PANEL
1" FURRING w/ MINERAL WOOL

INSULATION BOARD (R-4 MIN.)

ALTERNATE: TYVEKALTERNATE: TYVEKALTERNATE: TYVEKALTERNATE: TYVEK

THERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEM

1" FURRING w/ MINERAL WOOL

INSULATION BOARD (R-4 MIN.)

ALTERNATE: TYVEKALTERNATE: TYVEKALTERNATE: TYVEKALTERNATE: TYVEK

THERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEMTHERMAWRAP R5.0 SYSTEM
1" FURRING w/ MINERAL WOOL INSULATION

BOARD (R-4 MIN.)

ALTERNATE: TYVEK THERMAWRAP R5.0 SYSTEMALTERNATE: TYVEK THERMAWRAP R5.0 SYSTEMALTERNATE: TYVEK THERMAWRAP R5.0 SYSTEMALTERNATE: TYVEK THERMAWRAP R5.0 SYSTEM

1" CAVITY w/ MORTAR CATCHMENT DEVICE

FLOOR SYSTEMS

FOUNDATION WALL SYSTEMS

ROOF SYSTEMS

CMUF-1 FOUNDATION WALL SYSTEM

INSULATED CMU

CMU (REFER TO

STRUCTURAL FOR

SIZE)

WATERPROOFING

RIGID BOARD

INSULATION

1' - 1 5/8"

VARIES EXTERIOR

CIPF-1 FOUNDATION WALL SYSTEM

INSULATED CAST-IN-PLACE CONCRETE

10"VARIES

CAST-IN-PLACE

CONCRETE WALL

(REFER TO

STRUCTURAL FOR

SIZE)

WATERPROOFING

RIGID BOARD

INSULATION

CMUF-0 FOUNDATION WALL SYSTEM

CMU

CMU (REFER TO

STRUCTURAL FOR

SIZE)

WATERPROOFING

11 5/8"

VARIES
EXTERIOR EXTERIOR

CIPF-0 FOUNDATION WALL SYSTEM

CAST-IN-PLACE CONCRETE

10"VARIES

CAST-IN-PLACE

CONCRETE WALL

(REFER TO

STRUCTURAL FOR

SIZE)

WATERPROOFING

WTR-3 WITH BUILT UP ROOF MEMBRANE

WOOD TRUSS

ROOF SYSTEM

FOUR-PLY BUILT-UP

ROOF MEMBRANE

TAPERED RIGID BOARD INSULATION SLOPED

TO DRAINS - 2" MIN.; SEE ROOF PLAN

2
' -

 1
1

 7
/3

2
"

V
A

R
IE

S

WOOD TRUSS (REFER

TO STRUCTURAL)

PLYWOOD SHEATHING (REFER TO STRUCTURAL)

FFS-1 CARPET FINISH FLOOR

CARPET

CARPET PAD

FFS-3 TILE FINISH FLOOR

CERAMIC TILE

THIN-SET MORTAR

FFS-4 VCT FINISH FLOOR

VCT FLOOR TILE

PCF-0 PRECAST CONCRETE

FLOOR STRUCTURE

PRECAST

CONCRETE PLANK

(REFER TO

STRUCTURAL)

8
"

V
A

R
IE

S

WTF-1 WOOD TRUSS

FLOOR STRUCTURE

2
' -

 3
 1

/8
"

24" WOOD TRUSS (REFER

TO STRUCTURAL)

PLYWOOD SHEATHING

(REFER TO STRUCTURAL)

FLOOR FINISH SYSTEMS

SOG-0 SLAB-ON-GRADE

CONCRETE

FLOOR SYSTEM

CONCRETE SLAB

(REFER TO

STRUCTURAL)

VAPOR BARRIER AT AREA

SET TO RECIEVE FLOOR

FINISH;  VAPOR CHECK II

(10 MM)

6" SAND

6
"

V
A

R
IE

S

FOUNDATION DRAINAGE SYSTEM

INTERIOR

FREE DRAINING RIVER

ROCK; NO FINES

CMU WALL;

REFER TO

STRUCTURAL CONTINUOUS  FILTER

FABRIC; OVERLAP 6" AT TOP

CONTINUOUS WATER-PROOFING SYSTEM

FOUNDATION

DRAINAGE SYSTEM

DRAINAGE BOARD PROTECTION COURSE

CONTINUOUS PERFORATED

DRAIN TILE AROUND

PERIMETER OF BUILDING

GRANULAR WELL-DRAINING POROUS FILL

WRAP WATERPROOFING UP EXTERIOR

FACE OF CONCRETE WALL

FDS-1

WRAP WATERPROOFING

SYSTEM DOWN SIDE OF

FOOTING

FOOTING;

REFER TO

STRUCTURAL

FOUNDATION DRAINAGE SYSTEMS  (ELEVATOR PIT)

INTERIOR

FREE DRAINING RIVER

ROCK; NO FINES

CMU WALL;

REFER TO

STRUCTURAL

CONTINUOUS  FILTER

FABRIC; OVERLAP 6" AT TOP

CONTINUOUS BENTONITE CLAY WATER-PROOFING SYSTEM

FOUNDATION

DRAINAGE SYSTEM

REFER TO

STRUCTURAL

DRAINAGE BOARD PROTECTION COURSE

CONTINUOUS PERFORATED

DRAIN TILE AROUND

PERIMETER OF BUILDING

GRANULAR WELL-DRAINING POROUS FILL

WRAP BENTONITE WATERPROOFING

UP EXTERIOR FACE OF CONCRETE

FDS-2

BENTONITE CLAY

WATERPROOFING SYSTEM

MUD-SLAB

PROVIDE 2" RIGID INSULATION AT EXT. WALLS

1/4" SOUND ISOLATION

MATT (ACOUSTI-MAT II)

1" GYP CRETE TOPPING

RESILIENT CHANNEL -

CLARK DIETRICH RC-1CLARK DIETRICH RC-1CLARK DIETRICH RC-1CLARK DIETRICH RC-1

DELUXE; NODELUXE; NODELUXE; NODELUXE; NO

SUBSTITUTIONSSUBSTITUTIONSSUBSTITUTIONSSUBSTITUTIONS

(1) LAYER 5/8" TYPE 'C'

GYP BOARD PANEL

FULL DEPTH BLOWN-IN

INSULATION
1" GYPSUM

TOPPING

2 LAYERS 5/8" TYPE 'X'

GYP BOARD PANEL

FULL DEPTH BLOWN-IN

INSULATION

PROVIDE 1 1/2" RIGID

INSULATION WITH

INTEGRAL FRE

FACER AT

FOUNDATION WALLS

ABOVE GRADE

PROVIDE 1 1/2" RIGID

INSULATION WITH

INTEGRAL FRE

FACER AT

FOUNDATION WALLS

ABOVE GRADE

CONTINUOUS VAPOR BARRIER

BALLAST

MANUFACTURER-APPROVED COVERBOARD

WJF-1 WOOD JOIST

FLOOR STRUCTURE

WOOD JOIST(REFER

TO STRUCTURAL)1
' -

 0
 1

1/
1

6
"

V
A

R
IE

S

PLYWOOD SUBFLOOR

SOUND MAT,

ACOUSTIMAT 1

3/4" CEMENTITIOUS

GYPSUM TOPPING

RESILIENT CHANNEL - CLARKCLARKCLARKCLARK

DIETRICH RC-1 DELUXE; NODIETRICH RC-1 DELUXE; NODIETRICH RC-1 DELUXE; NODIETRICH RC-1 DELUXE; NO

SUBSTITUTIONSSUBSTITUTIONSSUBSTITUTIONSSUBSTITUTIONS

(1) LAYER 5/8" TYPE 'C'

GYP BOARD PANEL

FILL ENTIRE CAVITY WITH

LOOSE-FILL INSULATION

MSS-0 MUD SLAB

CONCRETE

FLOOR SYSTEM

CONCRETE SLAB

(REFER TO

STRUCTURAL)

BENTONITE

WATERPROOFING

SYSTEM

3" CONCRETE MUD

SLAB

V
A

R
IE

S
3
"

SOG-1 SLAB-ON-GRADE

CONCRETE

FLOOR SYSTEM

CONCRETE SLAB (REFER

TO STRUCTURAL)

VAPOR BARRIER AT AREA

SET TO RECIEVE FLOOR

FINISH;  VAPOR CHECK II

(10 MM)

6" SAND

6
 1

/4
"

V
A

R
IE

S

DRAINAGE MAT W/

GEOTEXTILE FABRIC OR 4"

AGGREGATE THA CAN

PASS THROUGH A 2" SIEVE

AND BE RETAINED BY A

1/4" SIEVE

4" DIA. DRAIN TILE 10' O.C.
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ACCEPTABLE FILL MATERIALS: STORMTECH SC-310 CHAMBER SYSTEMS

PLEASE NOTE:

1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED,

ANGULAR NO. 4 (AASHTO M43) STONE".

2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A' LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 6" (150 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR.

3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY COMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION

EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR COMPACTION REQUIREMENTS.

NOTES:

1. SC-310 CHAMBERS SHALL CONFORM TO THE REQUIREMENTS OF ASTM F2418 "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS", OR ASTM

F2922

"STANDARD SPECIFICATION FOR POLYETHYLENE (PE) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".

2. SC-310 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION

CHAMBERS".

3. "ACCEPTABLE FILL MATERIALS" TABLE ABOVE PROVIDES MATERIAL LOCATIONS, DESCRIPTIONS, GRADATIONS, AND COMPACTION REQUIREMENTS FOR FOUNDATION, EMBEDMENT, AND FILL MATERIALS.

4. THE "SITE DESIGN ENGINEER" REFERS TO THE ENGINEER RESPONSIBLE FOR THE DESIGN AND LAYOUT OF THE STORMTECH CHAMBERS FOR THIS PROJECT.

5. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE WITH

CONSIDERATION FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS.

6. PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS.

7. ONCE LAYER 'C' IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER 'D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL REQUIREMENTS OF

LAYER 'C' OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION.

MATERIAL LOCATION DESCRIPTION
AASHTO  MATERIAL

CLASSIFICATIONS

COMPACTION / DENSITY

REQUIREMENT

D

FINAL FILL: FILL MATERIAL FOR LAYER 'D' STARTS

FROM THE TOP OF THE 'C' LAYER TO THE BOTTOM

OF FLEXIBLE PAVEMENT OR UNPAVED FINISHED

GRADE ABOVE. NOTE THAT PAVEMENT SUBBASE

MAY BE PART OF THE 'D' LAYER

ANY SOIL/ROCK MATERIALS, NATIVE SOILS, OR PER

ENGINEER'S PLANS. CHECK PLANS FOR PAVEMENT

SUBGRADE REQUIREMENTS.

N/A

PREPARE PER SITE DESIGN ENGINEER'S PLANS.

PAVED INSTALLATIONS MAY HAVE STRINGENT

MATERIAL AND PREPARATION REQUIREMENTS.

C

INITIAL FILL: FILL MATERIAL FOR LAYER 'C'

STARTS FROM THE TOP OF THE EMBEDMENT

STONE ('B' LAYER) TO 18" (450 mm) ABOVE THE

TOP OF THE CHAMBER. NOTE THAT PAVEMENT

SUBBASE MAY BE A PART OF THE 'C' LAYER.

GRANULAR WELL-GRADED SOIL/AGGREGATE MIXTURES, <35%

FINES OR PROCESSED AGGREGATE.

 MOST PAVEMENT SUBBASE MATERIALS CAN BE USED IN LIEU

OF THIS LAYER.

AASHTO M145¹
A-1, A-2-4, A-3

OR

AASHTO M43¹
3, 357, 4, 467, 5, 56, 57, 6, 67, 68, 7, 78, 8, 89,

9, 10

BEGIN COMPACTIONS AFTER 12" (300 mm) OF

MATERIAL OVER THE CHAMBERS IS REACHED.

COMPACT ADDITIONAL LAYERS IN 6" (150 mm) MAX

LIFTS TO A MIN. 95% PROCTOR DENSITY FOR

WELL GRADED MATERIAL AND 95% RELATIVE

DENSITY FOR PROCESSED AGGREGATE

MATERIALS. ROLLER GROSS VEHICLE WEIGHT

NOT TO EXCEED 12,000 lbs (53 kN). DYNAMIC

FORCE NOT TO EXCEED 20,000 lbs (89 kN).

B

EMBEDMENT STONE: FILL SURROUNDING THE

CHAMBERS FROM THE FOUNDATION STONE ('A'

LAYER) TO THE 'C' LAYER ABOVE.

CLEAN, CRUSHED, ANGULAR STONE, NOMINAL SIZE

DISTRIBUTION BETWEEN 3/4-2 INCH (20-50 mm)
AASHTO M43¹

3, 357, 4, 467, 5, 56, 57
NO COMPACTION REQUIRED.

A

FOUNDATION STONE:  FILL BELOW CHAMBERS

FROM THE SUBGRADE UP TO THE FOOT (BOTTOM)

OF THE CHAMBER.

CLEAN, CRUSHED, ANGULAR STONE, NOMINAL SIZE

DISTRIBUTION BETWEEN 3/4-2 INCH (20-50 mm)
AASHTO M43¹

3, 357, 4, 467, 5, 56, 57
PLATE COMPACT OR ROLL TO ACHIEVE A FLAT

SURFACE. ² ³

18"

(450 mm) MIN*

8'

(2.4 m)

MAX

6" (150 mm)

MIN

EXCAVATION WALL

(CAN BE SLOPED OR VERTICAL)

12" (300 mm) MIN
12" (300 mm) TYP

34" (865 mm)
6"

(150 mm) MIN

PERIMETER STONE

(SEE NOTE 6)

ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL AROUND

CLEAN CRUSHED, ANGULAR STONE IN A & B LAYERS

16"

(405 mm)

DEPTH OF STONE TO BE DETERMINED

BY DESIGN ENGINEER 25" MIN

*TO BOTTOM OF FLEXIBLE PAVEMENT. FOR UNPAVED

INSTALLATIONS WHERE RUTTING FROM VEHICLES MAY

OCCUR, INCREASE COVER TO 24" (600 mm).

SUBGRADE SOILS

(SEE NOTE 5)

PAVEMENT LAYER (DESIGNED

BY SITE DESIGN ENGINEER)

SC-310

END CAP

D

C

B

A

4" PERFORATED DRAIN TILE,

SPACED 15' O.C.

3"
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GENERAL NOTES:
1. REFER TO SPEC EXTERIOR FINISH SCHEDULE FOR MATERIAL DETAILS

2. REFER TO A601 FOR WINDOW AND STOREFRONT DIMENSIONS

3. REFER TO BUILDING PLANS FOR WINDOW, DOOR AND STOREFRONT

PLACEMENT

KEYNOTES:

LEVEL 1
899' - 6"

LEVEL 2
910' - 7 7/8"

UPPER ROOF
942' - 0 3/4"

LEVEL 3
921' - 9 3/4"

LEVEL 4
932' - 11 5/8"

B C DA.1 E F G

LOWER ROOF
930' - 11 5/8"
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BRICK 3250 SF 47.5%

FIBER CEMENT PANEL 745 SF 10.9%

FIBER CEMENT LAP 836 SF 12.2%

GLAZING/DOORS/METAL 2008 SF 29.4%

TOTAL:TOTAL:TOTAL:TOTAL: 6839 SF6839 SF6839 SF6839 SF
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LEVEL 1
899' - 6"

LEVEL 2
910' - 7 7/8"

UPPER ROOF
942' - 0 3/4"
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889' - 0"

LEVEL 3
921' - 9 3/4"

LEVEL 4
932' - 11 5/8"

1.1 2 3 4 5 6 7 8 10 11 129.1
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930' - 11 5/8"

BRICK 4731 SF 38.6%

NICHIHA MULTI-COLOR 599 SF 4.9%
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BUILDING

ELEVATIONS

A301

HAWTHORNE

ECOVILLAGE

E01 CEMENTITIOUS LAP SIDING - SMOOTH TEXTURE

E03 NICHIHA PANEL SIDING (COLOR 1)

E04 NICHIHA PANEL SIDING (COLOR 2)

E05 NORMAN BRICK (COLOR 1)

E06 NORMAN BRICK (COLOR 2)

E07 SOLDIER COURSE (COLOR 2)

E08 FIBERGLASS WINDOW

E09 ALUMINUM STOREFRONT

E10 FIBERGLASS ENTRY DOOR

E11 MECHANICAL LOUVER

E12 ALUMINUM CANOPY WITH METAL TIE RODS; RECESSED CAN LIGHTS

E16 SMOOTH FACE CMU WITH INTERIOR INSULATION

E18 OVERHEAD DOOR

E19 BUILDING SIGNAGE; ALUMINUM STANDOFF LETTERS (48 SF); FRONT LIT FROM

BELOW WITH LED STRIP

E22 ALUMINUM RAILING

E23 METAL PARAPET CAP

E25 ALUMINUM BALCONY WITH POST SUPPORTS

E27 TWO-PIECE METAL PARAPET CAP

E28 SQUARE STAINLESS STEEL RAILNG

E29 PREFINISHED METAL TRIM PROFILE

E30 ROOF OVERFRAMING PROJECTION WRAPPED w/ PREFINISHED METAL

E31 PREFINISHED HOLLOW METAL DOOR

E32 THIN BRICK; 'TABS II' BRICK VENEER ATTACHMENT SYSTEM

E33 CAST STONE SILL

E35 ELEVATOR OVERRUN

E36 NORMAN BRICK (COLOR 1) WD-1B (1" INSET)

E38 PREFINISHED METAL TO MATCH STOREFRONT

 1/8" = 1'-0"A301

West  ElevationWest  ElevationWest  ElevationWest  Elevation1

 1/8" = 1'-0"A301

North ElevationNorth ElevationNorth ElevationNorth Elevation2



GENERAL NOTES:
1. REFER TO SPEC EXTERIOR FINISH SCHEDULE FOR MATERIAL DETAILS

2. REFER TO A601 FOR WINDOW AND STOREFRONT DIMENSIONS

3. REFER TO BUILDING PLANS FOR WINDOW, DOOR AND STOREFRONT

PLACEMENT

KEYNOTES:

LEVEL 1
899' - 6"

LEVEL 2
910' - 7 7/8"

UPPER ROOF
942' - 0 3/4"

SUBLEVEL 1
889' - 0"

LEVEL 3
921' - 9 3/4"

LEVEL 4
932' - 11 5/8"

BCD A.1

LOWER ROOF
930' - 11 5/8"
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BRICK 1148 SF 35.8%

FIBER CEMENT LAP 871 SF 27.2%

ARCHITECTURAL CMU 469 SF 14.6%

GLAZING/DOORS/METAL 715 SF 22.4%

TOTAL:TOTAL:TOTAL:TOTAL: 3203 SF3203 SF3203 SF3203 SFAD.2 D.1
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LEVEL 1
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LEVEL 2
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LEVEL 3
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LEVEL 4
932' - 11 5/8"

101112 9.1

LOWER ROOF
930' - 11 5/8"

BRICK 1132 SF 40.3%

FIBER CEMENT LAP 1293 SF 46.0%

GLAZING/DOORS/METAL 386 SF 13.7%

TOTAL:TOTAL:TOTAL:TOTAL: 2811 SF2811 SF2811 SF2811 SF
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LEVEL 1
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942' - 0 3/4"

LEVEL 3
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LEVEL 4
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BCD A.1EFG

LOWER ROOF
930' - 11 5/8"

BRICK 562 SF 15.1%

NICHIHA MULTI-COLOR 708 SF 19.1%

FIBER CEMENT PANEL 515 SF 13.8%

FIBER CEMENT LAP 669 SF 18.0%

GLAZING/DOORS/METAL 1265 SF 34.0%

TOTAL:TOTAL:TOTAL:TOTAL: 3719 SF3719 SF3719 SF3719 SF
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BRICK 2680 SF 32.0%

NICHIHA MULTI-COLOR 1350 SF 16.2%

FIBER CEMENT PANEL 1506 SF 18.0%
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BUILDING

ELEVATIONS

A302

HAWTHORNE

ECOVILLAGE

E01 CEMENTITIOUS LAP SIDING - SMOOTH TEXTURE

E03 NICHIHA PANEL SIDING (COLOR 1)

E04 NICHIHA PANEL SIDING (COLOR 2)

E05 NORMAN BRICK (COLOR 1)

E06 NORMAN BRICK (COLOR 2)

E07 SOLDIER COURSE (COLOR 2)

E08 FIBERGLASS WINDOW

E09 ALUMINUM STOREFRONT

E10 FIBERGLASS ENTRY DOOR

E11 MECHANICAL LOUVER

E12 ALUMINUM CANOPY WITH METAL TIE RODS; RECESSED CAN LIGHTS

E16 SMOOTH FACE CMU WITH INTERIOR INSULATION

E18 OVERHEAD DOOR

E19 BUILDING SIGNAGE; ALUMINUM STANDOFF LETTERS (48 SF); FRONT LIT FROM

BELOW WITH LED STRIP

E22 ALUMINUM RAILING

E23 METAL PARAPET CAP

E25 ALUMINUM BALCONY WITH POST SUPPORTS

E27 TWO-PIECE METAL PARAPET CAP

E28 SQUARE STAINLESS STEEL RAILNG

E29 PREFINISHED METAL TRIM PROFILE

E30 ROOF OVERFRAMING PROJECTION WRAPPED w/ PREFINISHED METAL

E31 PREFINISHED HOLLOW METAL DOOR

E32 THIN BRICK; 'TABS II' BRICK VENEER ATTACHMENT SYSTEM

E33 CAST STONE SILL

E35 ELEVATOR OVERRUN

E36 NORMAN BRICK (COLOR 1) WD-1B (1" INSET)

E38 PREFINISHED METAL TO MATCH STOREFRONT

 1/8" = 1'-0"A302

East ElevationEast ElevationEast ElevationEast Elevation4
 1/8" = 1'-0"A302

South ElevationSouth ElevationSouth ElevationSouth Elevation1

 1/8" = 1'-0"A302

East Elevation @ CourtyardEast Elevation @ CourtyardEast Elevation @ CourtyardEast Elevation @ Courtyard2

 1/8" = 1'-0"A302

South Elevation @ CourtyardSouth Elevation @ CourtyardSouth Elevation @ CourtyardSouth Elevation @ Courtyard3



GENERAL NOTES:
1. REFER TO SPEC EXTERIOR FINISH SCHEDULE FOR MATERIAL DETAILS

2. REFER TO A601 FOR WINDOW AND STOREFRONT DIMENSIONS

3. REFER TO BUILDING PLANS FOR WINDOW, DOOR AND STOREFRONT

PLACEMENT

KEYNOTES:

TH B - LEVEL 1
896' - 4 13/16"

TATB

TH B - LEVEL 2
907' - 0 11/16"

TH B - ROOF
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TH B - GARAGE
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BRICK 529 SF 48.3%

FIBER CEMENT LAP 429 SF 39.2%

GLAZING/DOORS/METAL 137 SF 12.5%

TOTAL:TOTAL:TOTAL:TOTAL: 1095 SF1095 SF1095 SF1095 SF
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FIBER CEMENT LAP 825 SF 54.0%
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FIBER CEMENT LAP 429 SF 39.2%

GLAZING/DOORS/METAL 137 SF 12.5%

TOTAL:TOTAL:TOTAL:TOTAL: 1095 SF1095 SF1095 SF1095 SF

TH A - LEVEL 1
897' - 4 13/16"

TH B - LEVEL 1
896' - 4 13/16"

T3T4

TH A - LEVEL 2
908' - 0 11/16"

TH B - LEVEL 2
907' - 0 11/16"

TH A - ROOF
918' - 8 9/16"
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BRICK 619 SF 41.6%

FIBER CEMENT LAP 722 SF 48.6%

GLAZING/DOORS/METAL 146 SF 9.8%

TOTAL:TOTAL:TOTAL:TOTAL: 1487 SF1487 SF1487 SF1487 SF
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TOWNHOUSE

ELEVATIONS

A303

HAWTHORNE

ECOVILLAGE

E01 CEMENTITIOUS LAP SIDING - SMOOTH TEXTURE

E03 NICHIHA PANEL SIDING (COLOR 1)

E04 NICHIHA PANEL SIDING (COLOR 2)

E05 NORMAN BRICK (COLOR 1)

E06 NORMAN BRICK (COLOR 2)

E07 SOLDIER COURSE (COLOR 2)

E08 FIBERGLASS WINDOW

E09 ALUMINUM STOREFRONT

E10 FIBERGLASS ENTRY DOOR

E11 MECHANICAL LOUVER

E12 ALUMINUM CANOPY WITH METAL TIE RODS; RECESSED CAN LIGHTS

E16 SMOOTH FACE CMU WITH INTERIOR INSULATION

E18 OVERHEAD DOOR

E19 BUILDING SIGNAGE; ALUMINUM STANDOFF LETTERS (48 SF); FRONT LIT FROM

BELOW WITH LED STRIP

E22 ALUMINUM RAILING

E23 METAL PARAPET CAP

E25 ALUMINUM BALCONY WITH POST SUPPORTS

E27 TWO-PIECE METAL PARAPET CAP

E28 SQUARE STAINLESS STEEL RAILNG

E29 PREFINISHED METAL TRIM PROFILE

E30 ROOF OVERFRAMING PROJECTION WRAPPED w/ PREFINISHED METAL

E31 PREFINISHED HOLLOW METAL DOOR

E32 THIN BRICK; 'TABS II' BRICK VENEER ATTACHMENT SYSTEM

E33 CAST STONE SILL

E35 ELEVATOR OVERRUN

E36 NORMAN BRICK (COLOR 1) WD-1B (1" INSET)

E38 PREFINISHED METAL TO MATCH STOREFRONT

 1/4" = 1'-0"A303

TOWNHOUSE ELEVATION EAST- ABTOWNHOUSE ELEVATION EAST- ABTOWNHOUSE ELEVATION EAST- ABTOWNHOUSE ELEVATION EAST- AB1
 1/4" = 1'-0"A303

TOWNHOUSE ELEVATION- NORTH- ABTOWNHOUSE ELEVATION- NORTH- ABTOWNHOUSE ELEVATION- NORTH- ABTOWNHOUSE ELEVATION- NORTH- AB2

 1/4" = 1'-0"A303

TOWNHOUSE ELEVATION WEST-ABTOWNHOUSE ELEVATION WEST-ABTOWNHOUSE ELEVATION WEST-ABTOWNHOUSE ELEVATION WEST-AB3
 1/4" = 1'-0"A303

TOWNHOUSE ELEVATION SOUTH- ABTOWNHOUSE ELEVATION SOUTH- ABTOWNHOUSE ELEVATION SOUTH- ABTOWNHOUSE ELEVATION SOUTH- AB4



GENERAL NOTES:
1. REFER TO SPEC EXTERIOR FINISH SCHEDULE FOR MATERIAL DETAILS

2. REFER TO A601 FOR WINDOW AND STOREFRONT DIMENSIONS

3. REFER TO BUILDING PLANS FOR WINDOW, DOOR AND STOREFRONT

PLACEMENT
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MEB

ENLARGED

ELEVATIONS

A350

HAWTHORNE

ECOVILLAGE

E01 CEMENTITIOUS LAP SIDING - SMOOTH TEXTURE

E03 NICHIHA PANEL SIDING (COLOR 1)

E04 NICHIHA PANEL SIDING (COLOR 2)

E05 NORMAN BRICK (COLOR 1)

E06 NORMAN BRICK (COLOR 2)

E07 SOLDIER COURSE (COLOR 2)

E08 FIBERGLASS WINDOW

E09 ALUMINUM STOREFRONT

E10 FIBERGLASS ENTRY DOOR

E11 MECHANICAL LOUVER

E12 ALUMINUM CANOPY WITH METAL TIE RODS; RECESSED CAN LIGHTS

E16 SMOOTH FACE CMU WITH INTERIOR INSULATION

E18 OVERHEAD DOOR

E19 BUILDING SIGNAGE; ALUMINUM STANDOFF LETTERS (48 SF); FRONT LIT FROM

BELOW WITH LED STRIP

E22 ALUMINUM RAILING

E23 METAL PARAPET CAP

E25 ALUMINUM BALCONY WITH POST SUPPORTS

E27 TWO-PIECE METAL PARAPET CAP

E28 SQUARE STAINLESS STEEL RAILNG

E29 PREFINISHED METAL TRIM PROFILE

E30 ROOF OVERFRAMING PROJECTION WRAPPED w/ PREFINISHED METAL

E31 PREFINISHED HOLLOW METAL DOOR

E32 THIN BRICK; 'TABS II' BRICK VENEER ATTACHMENT SYSTEM

E33 CAST STONE SILL

E35 ELEVATOR OVERRUN

E36 NORMAN BRICK (COLOR 1) WD-1B (1" INSET)

E38 PREFINISHED METAL TO MATCH STOREFRONT

 1/4" = 1'-0"A350

North Elevation - Multicolor PanelNorth Elevation - Multicolor PanelNorth Elevation - Multicolor PanelNorth Elevation - Multicolor Panel1
 1/4" = 1'-0"A350

East Elevation @ Courtyard - Multicolor PanelEast Elevation @ Courtyard - Multicolor PanelEast Elevation @ Courtyard - Multicolor PanelEast Elevation @ Courtyard - Multicolor Panel2

 1/4" = 1'-0"A350

South Elevation @ Courtyard - Multicolor PanelSouth Elevation @ Courtyard - Multicolor PanelSouth Elevation @ Courtyard - Multicolor PanelSouth Elevation @ Courtyard - Multicolor Panel3



UP

UP

GENERAL NOTES:

1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE FACE OF

SHEATHING
2. DIMENSIONS AT INTERIOR WALLS ARE TO CENTERLINE OF WALL

3. DIMENSIONS AT UNIT DEMISING ARE TO CENTERLINE OF WALLS

4. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF SHEATHING OR TOP

OF ROOF PENETRATIONS WHERE APPLICABLE

5. ALL RESIDENTIAL DEMISING WALLS ARE TYPE V3, V3A, V3, V3A, V3, V3A, V3, V3A, AND V6 V6 V6 V6 1HR

FIRE RATING, WITH ACOUSTIC RATING

6. ALL RESIDENTIAL CORRIDOR WALLS ARE TYPE W6W6W6W6, 1 HR FIRE

RATING, WITH ACOUSTIC RATING - UNLESS OTHERWISE NOTED

7. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS OTHERWISE NOTED

8. MAINTAIN 8'-2" MIN. AND 8'-6" MIN. CLEAR HEIGHT AT PARKING AREAS

INDICATED ON PLANS, ALL OTHER PARKING AREAS SHALL PROVIDE 7'-2"

MIN. CLEAR HEIGHT
9. DIMENSIONS @ CMU ARE TO FACE OF CMU
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AREA 2AREA 1

/ A1021 / A1022

AREA 2AREA 1 GENERAL NOTES:

1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE FACE OF

SHEATHING
2. DIMENSIONS AT INTERIOR WALLS ARE TO CENTERLINE OF WALL

3. DIMENSIONS AT UNIT DEMISING ARE TO CENTERLINE OF WALLS

4. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF SHEATHING OR TOP

OF ROOF PENETRATIONS WHERE APPLICABLE

5. ALL RESIDENTIAL DEMISING WALLS ARE TYPE V3, V3A, V3, V3A, V3, V3A, V3, V3A, AND V6 V6 V6 V6 1HR

FIRE RATING, WITH ACOUSTIC RATING

6. ALL RESIDENTIAL CORRIDOR WALLS ARE TYPE W6W6W6W6, 1 HR FIRE

RATING, WITH ACOUSTIC RATING - UNLESS OTHERWISE NOTED

7. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS OTHERWISE NOTED

8. MAINTAIN 8'-2" MIN. AND 8'-6" MIN. CLEAR HEIGHT AT PARKING AREAS

INDICATED ON PLANS, ALL OTHER PARKING AREAS SHALL PROVIDE 7'-2"

MIN. CLEAR HEIGHT
9. DIMENSIONS @ CMU ARE TO FACE OF CMU
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/ A1031 / A1032

AREA 2AREA 1

/ A1031 / A1032

AREA 2AREA 1 GENERAL NOTES:

1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE FACE OF

SHEATHING
2. DIMENSIONS AT INTERIOR WALLS ARE TO CENTERLINE OF WALL

3. DIMENSIONS AT UNIT DEMISING ARE TO CENTERLINE OF WALLS

4. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF SHEATHING OR TOP

OF ROOF PENETRATIONS WHERE APPLICABLE

5. ALL RESIDENTIAL DEMISING WALLS ARE TYPE V3, V3A, V3, V3A, V3, V3A, V3, V3A, AND V6 V6 V6 V6 1HR

FIRE RATING, WITH ACOUSTIC RATING

6. ALL RESIDENTIAL CORRIDOR WALLS ARE TYPE W6W6W6W6, 1 HR FIRE

RATING, WITH ACOUSTIC RATING - UNLESS OTHERWISE NOTED

7. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS OTHERWISE NOTED

8. MAINTAIN 8'-2" MIN. AND 8'-6" MIN. CLEAR HEIGHT AT PARKING AREAS

INDICATED ON PLANS, ALL OTHER PARKING AREAS SHALL PROVIDE 7'-2"

MIN. CLEAR HEIGHT
9. DIMENSIONS @ CMU ARE TO FACE OF CMU
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GENERAL NOTES:

1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE FACE OF

SHEATHING
2. DIMENSIONS AT INTERIOR WALLS ARE TO CENTERLINE OF WALL

3. DIMENSIONS AT UNIT DEMISING ARE TO CENTERLINE OF WALLS

4. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF SHEATHING OR TOP

OF ROOF PENETRATIONS WHERE APPLICABLE

5. ALL RESIDENTIAL DEMISING WALLS ARE TYPE V3, V3A, V3, V3A, V3, V3A, V3, V3A, AND V6 V6 V6 V6 1HR

FIRE RATING, WITH ACOUSTIC RATING

6. ALL RESIDENTIAL CORRIDOR WALLS ARE TYPE W6W6W6W6, 1 HR FIRE

RATING, WITH ACOUSTIC RATING - UNLESS OTHERWISE NOTED

7. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS OTHERWISE NOTED

8. MAINTAIN 8'-2" MIN. AND 8'-6" MIN. CLEAR HEIGHT AT PARKING AREAS

INDICATED ON PLANS, ALL OTHER PARKING AREAS SHALL PROVIDE 7'-2"

MIN. CLEAR HEIGHT
9. DIMENSIONS @ CMU ARE TO FACE OF CMU
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UP

GENERAL NOTES:

1. --ALL WALL DIMENSIONS ARE TO FACE OF SHEATHING UNLESS NOTED BY THE

SYMBOL        INDICATING CENTERLINE STUD

2.

3.

--

NO PENENTRATIONS OR OPENINGS ALLOWED IN SHAFT WALLS UNLESS THEY

EXPRESSLY SERVE THE SHAFT

REFER TO INTERIOR FINISH SCHEDULE FOR FLOOR FINISH KEY

4. PROVIDE NON-COMBUSTIBLE MATERIALS IN RETURN PLENUMS (WALLS ON SOFFIT)

5. PROVIDE WALL BLOCKING AT KITCHEN WALLS AS INDICATED ON SHEET FS07

6. SEE INTERIOR SHEETS (A700 SERIES) FOR FINISH INFORMATION
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Hawthorne Eco Village
1 SITE MAP
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Hawthorne Eco Village
8 VIEW FROM NORTHWEST
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Hawthorne Eco Village
9 VIEW FROM SOUTHWEST
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Hawthorne Eco Village
10 VIEW OF COURTYARD FROM EAST
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Hawthorne Eco Village
11 VIEW FROM NORTHEAST
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Hawthorne Eco Village
12

VIEW LOOKING WEST ALONG 
LOWRY
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Hawthorne Eco Village
13

BIRD’S EYE VIEW 
LOOKING  NORTHWEST
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Hawthorne Eco Village
14 CONTEXT PHOTOS

View Looking East on Lowry Ave View Looking South View Looking South towards Lyndale Ave

View Looking North on Lyndale Ave View Looking Northeast on Lyndale Ave View Looking East on 31st Ave
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HAWTHORNE ECO-VILLAGE
MASTER PLAN04 FEBRUARY 2012
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signi!cant trees in the NW corner the view down 6th Avenue toward Farview Park

M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

M
T

G
 I

II
I:

 H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N



n. lowry ave.

ly
nd

al
e 

av
e.

26th ave.

broadway

plymouth

eco
village

far
view
park

m
is

s
is

s
ip

p
i

ha
w
th
or
ne

ne
ig
hb
or
ho
od

I-94

NR

NR

NR

NR

NR

NR
NR

sit
e 

as
se

ts
AN

AL
YS

IS
M

TG
 II

: H
A

W
TH

O
RN

E 
EC

O
-V

IL
LA

G
E 

M
A

ST
ER

PL
A

N

0’ 1000’ 2000’ M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

M
T

G
 I

II
I:

 H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N



NR

L O W R Y  A V E N U E

3 1 s t  S T R E E T

3 0 t h  S T R E E T

6
th

 A
V

E
N

U
E

4
th

 A
V

E
N

U
E

L
Y

N
D

A
L

E
 A

V
E

N
U

E

2 9 t h  S T R E E T

FARVIEW PARK

bangkok 
market

berean
baptistPL

AN
N

ED
 B

IK
EW

AY
 (3

 B
LO

CK
S)

RO
U

TE
 2

2 
BU

SROUTE 32 BUS

BIKEWAY

PL
AN

N
ED

 B
IK

EW
AY

(U
N

-F
U

N
D

ED
)

lowry
food
mrkt

AN
AL

YS
IS

M
TG

 II
: H

A
W

TH
O

RN
E 

EC
O

-V
IL

LA
G

E 
M

A
ST

ER
PL

A
N

0’ 150’ 300’

sit
e 

as
se

ts

M
T

G
 I

II
I:

 H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N



M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

M
AS

TE
RP

LA
N

 
H

A
W

T
H

O
R

N
E

 E
C

O
-V

IL
L

A
G

E
 M

A
S

T
E

R
P

L
A

N

ALTERNATIVE A ALTERNATIVE B



M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

M
AS

TE
RP

LA
N

 
M

T
G

 I
II

I:
 H

A
W

T
H

O
R

N
E

 E
C

O
-V

IL
L

A
G

E
 M

A
S

T
E

R
P

L
A

N

0’ 100’ 200’

L O W R Y  A V E N U E

3 1 s t  A V E N U E

3 0 t h  A V E N U E

4
th

 S
T

R
E

E
T

L
Y

N
D

A
L

E
 A

V
E

N
U

E

6
th

 S
T

R
E

E
T

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N



0’ 100’ 200’

1. STAKE A CLAIM FOR COMMUNITY GREEN SPACE.

L O W R Y  A V E N U E

3 1 s t  A V E N U E

3 0 t h  A V E N U E

4
th

 S
T

R
E

E
T

L
Y

N
D

A
L

E
 A

V
E

N
U

E

6
th

 S
T

R
E

E
T

M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

M
AS

TE
RP

LA
N

 
M

T
G

 I
II

I:
 H

A
W

T
H

O
R

N
E

 E
C

O
-V

IL
L

A
G

E
 M

A
S

T
E

R
P

L
A

N
H

A
W

T
H

O
R

N
E

 E
C

O
-V

IL
L

A
G

E
 M

A
S

T
E

R
P

L
A

N



2. ORIENT IN-FILL TOWARD THE GREEN.
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3.  CREATE STRATEGIC CONNECTIONS 
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4. PROVIDE FOR A DIVERSITY OF USERS AND USES. 
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5. PUT THE GREEN SPACE TO WORK.
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6. PUT THE RIGHT-OF-WAY TO WORK
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PLAN KEY
POTENTIAL MIXED USE (3-4 STORY), 

     + UNDERGROUND PARKING

ELEVATOR FROM PARKING GARAGE

MULTI-FAMILY HOUSING (3-4 STORY),

     + UNDERGROUND PARKING

ATTACHED TOWN HOME 

     + GROUND FLOOR GARAGE

SINGLE FAMILY PASSIVE HOUSING

SINGLE FAMILY IN-FILL

SINGLE FAMILY GREEN BELT HOUSING

CENTRAL COMMUNITY GREEN

      WITH MULTI-USE SPACES

FLEXIBLE PLAY AREA

COMMUNITY GREEN BELTS

EXTENDED CURBLINE / BIOSWALES

POTENTIAL DEMONSTRATION, WATER,

     OR EDIBLE GARDENS

SCREENING TREE BOSQUE

GARAGE ENTRY

VISITOR PARKING

POTENTIAL PARKING SHARING LOT

ALLEY ADDITIONS / EXTENSIONS

RETROFIT GREEN ALLEY “RIBBONS”
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LOT

RUNOFF

CURBLINE PRESERVED AS EXISTING
STREET PARKING MAINTAINED

WEST SIDE OF BLOCK - RETAIN CURBLINE, 
ENHANCED PLANTINGS AND/OR SWALES; 
DICTATED BY PRESENCE OF EXISTING TREES

EAST SIDE OF BLOCK - SHIFT CURBLINE,
ENHANCED PLANTINGS AND SWALES 
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5’

13’LOT
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OLD CURBLINE

THE GREEN STREET
looking north along 6th street
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THE GREEN STREET
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Low Impact Development: A Design Manual for Urban Areas
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THE RECONFIGURED SWALE/STREET
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THE GREEN STREET
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Image: Sara Peschel Image: Sara Peschel
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NORTH / SOUTH / WEST SIDE OF BLOCKS
RETROFITTED PLANTING AREA 
(SWALES OR ADAPTED PLANTING

EAST SIDE OF BLOCKS
REBUILT CURBLINE (SHIFTED 5’ TO THE EAST) TO 
ACCOMODATE EXPANDED INFILTRATION GAR-
DENS

EXISTING STREET PARKING - EST. 213
SCHEME B - EST. 155

THE RECONFIGURED SWALE/STREET
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NEW ALLEY WITH GREEN 
DRAINAGE RIBBONS

SINGLE FAMILY IN-FILL HOUSING (7 new units)
OR POTENTIAL RETENTION OF EXISTING

25’ PROPERTY SET-BACK 
FOR COMMUNITY GREEN BELT

OCCUPIABLE COMMUNITY PARKSPACE
(POTENTIAL STORMWATER SWALES)
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S.E. BLOCK: THE GREEN BELT HOUSING
looking southeast
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S.E. BLOCK: THE GREEN BELT HOUSING
looking southeast
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Highpoint Development
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THE N.E. BLOCK: THE GREEN MALL
looking east from 6th street

SINGLE FAMILY IN-FILL
HOUSING (2 new units)
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EXTENDED ALLEY WITH
GREEN DRAINAGE RIBBONS

30’

SINGLE FAMILY TOWN HOMES WITH 
ATTACHED GARAGES  AND  WATER 

COLLECTION DEVICES (6 UNITS @1,600 SF)

DOUBLE-LOADED MULTI-FAMILY HOUSING 
WITH UNDERGROUND PARKING 

EACH BUILDING 4 FLOORS @ 4300 SF
EST. 24 UNITS AT 2200 SF IN NE BLOCK

TERRACES, ROOF GARDENS, OR GREEN ROOFS
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THE N.E. BLOCK: GREEN MALL
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THE N.E. BLOCK: GREEN MALL
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Millbrook House by Thomas Phifer BIG
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THE N.E. BLOCK: GREEN MALL
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Almere,  Netherlands
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25’ PUBLIC GREEN BELT SET-BACK

SINGLE FAMILY PASSIVE HOUSES
(4 UNITS @  1,600 SF + GARAGE)

SINGLE FAMILY TOWN HOMES WITH
ATTACHED GARAGES AND 
WATER COLLECTION DEVICES (4 UNITS @) 1,600 SF)

STREET-SIDE BIOSWALES
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PROGRAMMED GREEN SPACE, 
POTENTIAL DEMONSTRATION GARDEN OR 

COMMUNITY GARDEN SITES

THE N.W. BLOCK: IN-FILL HOUSING
looking north from 31st avenue
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THE N.W. BLOCK: PROGRAM
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THE N.W. BLOCK: SOLAR
looking west from 6th street
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SOLAR 

EXPOSURE

25’ PUBLIC GREEN BELT SET-BACK

C O M M U N I T Y  G R E E N

POTENTIAL ROOFTOP
RAINWATER CATCHMENT SYSTEMS

ROOFTOP SOLAR 
PANEL SYSTEMS
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THE N.W. BLOCK: SOLAR
looking west from 6th street
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THE N.W. BLOCK: SOLAR
looking west from 6th street
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LYNDALE/LOWRY: THE PUBLIC FACE
looking southeast

MULTI-FAMILY HOUSING ON TOP FLOORS,
COMMUNITY ASSETS ON STREET LEVEL
(ex. community center, childcare, coffee shop) 
4 FLOORS AT 6,700 SF
EST. 22 UNITS AT 1200 SF AVG. 

POTENTIAL
TRANSIT CENTER GATEWAY TO COMMUNITY GREEN
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MULTI-FAMILY HOUSING WITH ROOF SOLAR EXPOSURE OPTIMIZED
EACH BUILDING 3 FLOORS AT 5,600 AND 7,500 RESPECTIVELY 

EST. 42 UNITS AT 1000 SF AVG.
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LYNDALE/LOWRY: THE PUBLIC FACADE
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LYNDALE/LOWRY: THE PUBLIC FACADE
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Rotterdam, Netherlands
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LYNDALE/LOWRY: THE PUBLIC FACADE
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LOOKING NORTH DOWN 6TH STREET
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LOOKING NORTH DOWN  6TH STREET 

LOWRY A
VE.

LYNDALE AVE.
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6TH STREET AT NORTH BLOCKS - STREET CLOSURE FOR BIKEWAY OR BLOCK PARTY

M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

3D
 T

OU
R 

LOWRY A
VE.

LYNDALE AVE.

M
T

G
 I

II
I:

 H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N



M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

3D
 T

OU
R LOWRY A

VE.

LYNDALE AVE.

M
T

G
 I

II
I:

 H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
NPERSPECTIVE TWO

LOOKING EAST DOWN 31ST AVENUE
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COMMUNITY GREEN BELT AT NEW SINGLE FAMILY HOUSING 
LOOKING WEST M
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LOOKING EAST DOWN COMMUNITY GREEN OF NW BLOCK
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COMMUNITY GREEN (NW BLOCK) WITH ACTIVE PROGRAM AND PLAYGROUND

M
T

G
 I

II
: 

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

3D
 T

OU
R 

LOWRY A
VE.

LYNDALE AVE.

M
T

G
 I

II
I:

 H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N

H
A

W
T

H
O

R
N

E
 E

C
O

-V
IL

L
A

G
E

 M
A

S
T

E
R

P
L

A
N



COMMUNITY GREEN (NW BLOCK) WITH ACTIVE PROGRAM AND PLAYGROUNDCOMMUNITY GREEN (NW BLOCK) WITH ACTIVE PROGRAM AND PLAYGROUND
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COMMUNITY GREEN (NW BLOCK) WITH ACTIVE PROGRAM AND PLAYGROUNDCOMMUNITY GREEN (NW BLOCK) WITH ACTIVE PROGRAM AND PLAYGROUND
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KIT OF PARTS



NEIGHBORHOOD KIT OF PARTS
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INTERVENTIONS
1. Informational signage
2. Transportation signage
3. Locate lot-scale interventions in front yards
4. Uniform house numbers
5. Green street lights
6. Permeable paving in alleys, sidewalks
7. Tree infill and alternative planting scheme along right of way 
8. Community events – market, block party, demonstrations and educational workshops 
9. Close 6th Avenue to automobile traffic on Saturdays during warm months

Low Impact Development: A Design Manual for Urban Areas M
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INTERVENTIONS
1. Informational signage
2. Transportation signage
3. Locate lot-scale interventions in front yards
4. Uniform house numbers
5. Green street lights
6. Permeable paving in alleys, sidewalks
7. Tree infill and alternative planting scheme along right of way 
8. Community events – market, block party, demonstrations and educational workshops 
9. Close 6th Avenue to automobile traffic on Saturdays during warm months
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P

PHYSICAL INTERVENTIONS
1. Play equipment and areas (basketball hoops, games painted on asphalt)  (precedent - painted parking lot showing play 
 Areas etc.)
2. Carve out infiltration areas in existing paving 
3. Grass pave or alternative surfacing
4. Complete green re-design (innovative use of trees, plantings, and materials to accommodate parking)

PROGRAMMATIC INTERVENTIONS
1. Car sharing spot(s)
2. Farmer’s market, saturday mornings
3. Outdoor class room, community room 

PARKING KIT OF PARTS
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LOT KIT OF PARTS
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INTERVENTIONS
1. Add a rain barrel
2. Use diverse and native plantings
3. Add an edible or medicinal garden
4. Add a butterfly or fauna-attracting garden
5. Reduce impervious surfaces (alternative paving strategies or remove all together)
6. In-fill tree plantings
7. Remove lawns and replace with no-mow meadow or low-water need native gardens
8. Add a rain garden 
9. Retrofit green roofs 
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T 1: single family rehab / infill

2: single family green belt

3: passive housing + west townhomes 

4: lowry row houses + east townhomes

5: multifamily and mixed use

PROJECT PHASING

PHASING

1: single family rehab / infill

2: single family green belt

3: passive housing + west townhomes 

4: multifamily and mixed use

5: lowry row houses + east townhomes
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PROJECT PHASING

PHASE ONE

1

1: single family rehab / infill

2: single family green belt

3: passive housing + west townhomes 

4: multifamily and mixed use

5: lowry row houses + east townhomes
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PROJECT PHASING
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PHASE TWO

2
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2: single family green belt

3: passive housing + west townhomes 

4: multifamily and mixed use

5: lowry row houses + east townhomes
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