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LAND USE APPLICATION SUMMARY 

Property Location: 815 13th Avenue SE 

Project Name:  815 13th Avenue SE – Building Expansion 

Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 

Applicant: 815 13th Ave SE, LLC, Attn: Daniel Oberpriller 

Project Contact:   Harriss Associates, LLC, Attn: John Harriss 

Request:  To expand an existing multiple-family residential structure. 

Required Applications: 

Variance  Of the interior side yard setback requirement along the north property line for 
building additions from 7 feet to approximately 1.8 feet; 

Variance Of the interior side yard setback requirement along the south property line 
adjacent to the public alley for building additions from 7 feet to 0 feet; 

Variance Of the off-street parking requirement from 47 to 40 spaces; 

Site Plan Review To allow additions to the existing multiple-family residential structure. 

SITE DATA 

Existing Zoning 
R5 District 
UA Overlay District 

Lot Area 41,754 square feet / .96 acres 

Ward(s) 3; adjacent to 2 

Neighborhood(s) Marcy-Holmes Neighborhood Association; adjacent to Southeast Como 
Improvement District 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features 
The subject property is located two blocks from 15th Avenue SE, a designated 
Community Corridor and approximately 2 blocks north of the boundary of the 
Dinkytown Activity Center. 

Small Area Plan(s) Not applicable. 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is currently occupied by an L-
shaped, two-story plus garden level, multiple-family residential dwelling that is approximately 36,251 
square feet in size that includes 50 dwelling units and a total of 59 bedrooms as well as a large surface 
parking lot that includes 49 off-street parking spaces. The building was constructed in 1966. The 
structure is located on an irregularly shaped parcel that is bounded by the BNSF Railroad property to 
the north, a public alley to the south, 13th Avenue SE to the east and 12th Avenue SE to the west.   

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #5 
August 17, 2015 
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SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are primarily residential and 
industrial uses that are within close proximity to the subject site.  The residential properties are located 
to the south, east and west of the subject property and the industrial uses are located to the north. 
Institutional and commercial uses are located within the broader vicinity given the site’s proximity to the 
University of Minnesota. 

PROJECT DESCRIPTION. The applicant proposes to retain the existing structure but to make 
significant modifications to the building and to the site. As previously noted the existing multiple-family 
dwelling is 36,251 square feet in size and includes 50 dwelling units and a total of 59 bedrooms.  The 
applicant proposes to renovate and expand the existing structure by constructing 7 separate additions 
onto the north, south and east elevations totaling 4,917 square feet in size which would result in 36 
additional bedrooms within the building.  Upon completion, the project would maintain 50 dwelling units 
but would include 95 bedrooms.  In addition, another addition for a 592 square foot bicycle storage area 
would be added to the north elevation of the building.    

The additions to the building would have a rock face CMU base and would be clad in metal panel and 
cementitious fiber board with a stucco finish above.  The remaining portions of the existing building 
would be cleaned, repaired and repainted.  Other improvements to the building include all new 
fiberglass windows, a new entry canopy, upgraded interior finishes and new or remodeled amenity 
spaces including a club room, fitness center, study room and game room.  Enhancements would be made 
to the interior and exterior lighting and the security system would be upgraded with cameras.   

In addition, new landscaped areas would be provided around the parking lot and on-site.  The existing 
trash enclosure would be replaced and relocated out of the front yard along 12th Avenue SE. 

The proposed building additions do not meet the applicable setback requirements of 7 feet along the 
north and south elevations of the building; therefore, variances are necessary.  In addition, an off-street 
parking variance is required from 47 spaces to 40 spaces. Site plan review is required due to the 
substantial alterations and building additions being proposed on the subject site. 

RELATED APPROVALS. Not applicable. 

PUBLIC COMMENTS. Staff has not received official correspondence from the Marcy-Holmes 
Neighborhood Association or any neighborhood letters/emails 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 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the following standards: (1) Of the interior side yard setback requirement along the north 
property line for building additions; (2) Of the interior side yard setback requirement along the south 
property line adjacent to the public alley for building additions; (3) Of the off-street parking requirement 
from 47 to 40 spaces; based on the following findings:  

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

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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Interior side yard setback (north property line): The site is subject to an interior side yard setback 
requirement of 7 feet along the north property line adjacent to the BNSF rail corridor.  In the R5 
District, the setback is based on the equation 5+2x (where x is equal to the number of stories 
above the first floor).  In this circumstance, the building is 2 stories in height as the garden level does 
not constitute a story as defined in Chapter 520 of the Zoning Code.  Therefore, a setback of 7 feet 
is required on site. The applicant is proposing to install two attached building additions (one includes 
habitable space and the other is for bike storage) in this location that are approximately 1.8 feet at 
the closet point from the property line.  Given the existing shape and orientation of the building 
which is a modified L-shaped structure, the existing building wall which would be impacted is 
approximately 50 feet in length and is currently located approximately 15 to 30 feet from the 
property line due to the angular shape of the site.  To accommodate the proposed additions, the 
applicant proposes to relocate BNSF’s existing chain-link fence to the property line. Practical 
difficulties exist in complying with the ordinance due to the fact that the building is existing, the 
additions that are being proposed are in specific areas that expand existing dwelling units, and the 
shape of the lot is irregular. The applicant is attempting to maintain the existing structure, while 
allowing for additional density. The locations of the proposed additions on this building elevation 
have been designed so that they abut the rail corridor. The expansion of the building into the 
parking lot would further reduce the available on-site parking for residents and an upward expansion 
of the existing building to accommodate an additional floor is not feasible due to structural load 
issues.  Given the configuration of the existing building on the site and the location of the proposed 
additions on this elevation, it is reasonable and appropriate in this specific circumstance.   

Interior side yard setback (south property line):   The site is subject to an interior side yard setback 
of 7 feet along the south property line adjacent to the public alley.  In the R5 District, the setback is 
based on the equation 5+2x (where x is equal to the number of stories above the first floor).  In this 
circumstance, the building is 2 stories in height as the garden level does not constitute a story as 
defined in Chapter 520 of the Zoning Code.  Therefore, a setback of 7 feet is required on site. The 
applicant is proposing to install 6 separate additions on the south elevation of the building, 5 of 
which require a variance as the proposed additions are located approximately 0 feet from the 
property line. Given the existing shape and orientation of the building which is a modified L-shaped 
structure, the existing building wall which would be impacted is approximately 232 feet in length and 
is currently located approximately 9 to 32 feet from the property line.  Practical difficulties exist in 
complying with the ordinance due to the fact that the building is existing, the additions that are being 
proposed are in specific areas that expand existing dwelling units, and the shape of the lot is 
irregular. The applicant is attempting to maintain the existing structure, while allowing for additional 
density. The locations of the proposed additions on this building elevation have been designed so 
that they abut the public alley.  In this specific location, the subject property is bordered on the 
south by an unusually large, 30-foot wide public alley right-of-way.  The paved portion of the alley is 
located 9 feet south of the property line and is separated from the site by a grassy area.  As a result, 
the building additions in this location would be located 9 feet from the travelled portion of the 
public alley which is 12 feet in width.  The same 9 foot separation exists south of the alley abutting 
the existing residential uses.  Further, the expansion of the building into the parking lot would 
further reduce the available on-site parking for residents and an upward expansion of the existing 
building to accommodate an additional floor is not feasible due to structural load issues.  Given the 
configuration of the existing building on the site and the location of the proposed additions on this 
elevation, it is reasonable and appropriate in this specific circumstance.   

Off-street parking requirement:  The UA Overlay District requires .5 off-street parking spaces per 
bedroom for residential uses. The applicant proposes a total of 95 bedrooms which would require 
47 off-street parking spaces. There are currently a total of 49 off-street parking spaces within the 
existing parking lot, and with proposed modifications suggested by Staff, the parking would be 
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reduced to 40 spaces or a deficit of 9 spaces.  Practical difficulties exist in complying with the 
ordinance in this specific circumstance.  The applicant is proposing to reduce the availability of on-
site parking as a result of complying with standards pertaining to the landscaping and screening of 
the on-site parking lot to mitigate the existing conditions. Further, the site is in close proximity to 
several bus lines including routes 2, 3, 4 and 6, has an ample amount of bicycle parking on site, as 
well as within walking distance of the University of Minnesota and the Dinkytown Activity Center.  
The request to allow a 9 space reduction in the minimum off-street parking requirement is 
reasonable and appropriate in this specific circumstance.  

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

Interior side yard setback (north property line): The proposal to reduce the interior side yard 
setback requirement along the north property line adjacent to the BNSF rail corridor from 7 feet to 
approximately 1 foot, 8 inches at the closest point in order to allow additions to the existing 
building is reasonable and would be in keeping with the spirit and intent of the ordinance and the 
comprehensive plan.  The subject site has been occupied by the existing structure since it was 
constructed in 1966. The area where the additions are proposed is on the northeast corner of the 
site along an approximately 50 foot long building wall.  The request is reasonable and contextually 
appropriate in this specific circumstance given the adjacent use, the lack of redevelopment potential, 
and thus, the likelihood that access to light and air shall be preserved.  

Interior side yard setback (south property line): The proposal to reduce the interior side yard 
setback requirement along the south property line adjacent to the public alley from 7 feet to 
approximately 0 feet in order to allow additions to the existing building is reasonable and would be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan.  The subject site 
has been occupied by the existing structure since it was constructed in 1966. The area where the 
additions are proposed is on the south elevation of the building along an approximately 232 foot 
long building wall.  The request is reasonable and contextually appropriate in this specific 
circumstance given the unusually large width of the public right-of-way at 30 feet.   

Off-street parking requirement:  The proposal to allow a reduction in the minimum off-street 
parking requirement from 47 to 40 spaces is reasonable and would be in keeping with the spirit and 
intent of the ordinance and the comprehensive plan.  As previously noted, there are currently a 
total of 49 off-street parking spaces within the existing parking lot.  With the proposed 
modifications to the site which includes walkways, perimeter landscaping and the elimination of 
parking spaces that do not meet the dimensional requirements outlined Chapter 541 of the Zoning 
Code, the supply is below the minimum required based on the number of bedrooms proposed. The 
request to allow a reduction of the off-street parking requirement is reasonable and contextually 
appropriate in this specific circumstance due to the fact that the site is within close proximity to 
several bus lines, has an ample supply of bicycle parking on site, and is within walking distance of the 
University of Minnesota and the Dinkytown Activity Center.  

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

Interior side yard setback (north property line): The proposal to reduce the interior side yard 
setback requirement along the north property line adjacent to the BNSF rail corridor in order to 
allow building additions that are within 1 foot, 8 inches of the property line would not adversely 
alter the essential character of the locality or be injurious to the use or enjoyment of other 
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property in the vicinity, nor would it be detrimental to the health, safety, or welfare of the general 
public or of those utilizing the property or nearby properties.   

Interior side yard setback (south property line): The proposal to reduce the interior side yard 
setback requirement along the south property line adjacent to the public alley in order to allow 
building additions that are located up to the property line would not adversely alter the essential 
character of the locality or be injurious to the use or enjoyment of other property in the vicinity, 
nor would it be detrimental to the health, safety, or welfare of the general public or of those 
utilizing the property or nearby properties given the large width of the public alley right-of-way. 

Off-street parking requirement: The proposal to allow a reduction in the minimum off-street parking 
requirement from 47 to 40 spaces would not adversely alter the essential character of the locality 
or be injurious to the use or enjoyment of other property in the vicinity, nor would it be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property 
or nearby properties.  The modifications to the parking lot include walkways, perimeter landscaping 
and the elimination of parking spaces that do not meet the dimensional requirements outlined 
Chapter 541 of the Zoning Code. The parking that is being provided on site is compliant with city 
regulations, adequate and appropriate. 

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 site is developed with an existing building and a large surface parking lot that consists of 49 off-
street parking spaces. The applicant proposes to retain the existing structure but to make 
significant modifications to the building and to the site. As previously noted the existing multiple-
family dwelling is 36,251 square feet in size and includes 50 dwelling units and a total of 59 
bedrooms.  The applicant proposes to renovate and expand the existing structure by constructing 
7 separate additions onto the north, south and east elevations totaling 4,917 square feet in size 
which would result in 36 additional bedrooms within the building.  Upon completion, the project 
would maintain 50 dwelling units but would include 95 bedrooms.  In addition, another addition for 
a 592 square foot bicycle storage area would be added to the north elevation of the building.    

• The property is zoned R5 and is subject to required yards of 15 feet on the east and west sides of 
the building and a setback of 7 feet from the north and south property lines. The existing structure 
will not be evaluated for the building placement provision as it has existed on the site since 1966.  
The proposed additions to the structure on the north and south sides of the building require 
variances as they do not adhere to the required interior side yard setbacks.  The additions onto the 
east end of the building are proposed up to the 15 foot setback line and no alterations are 
proposed to the west end of the building.   

• The area between the building and lot line along 13th Avenue SE includes landscaping and a 
proposed rain garden. The area between the building and lot line along 12th Avenue SE includes 
landscaping and surface parking.  The surface parking is an existing condition.  

• The principal entrance to the existing building is proposed to be maintained and faces the south 
property line closest to 13th Avenue SE.  It is an existing condition; therefore, alternative 
compliance is not necessary. 

• The large surface parking located on the site that front on 12th Avenue SE is existing and no 
proposed additions impact the elevations that face the subject parking lot.  The proposed 
modifications to the site that include landscaping and walkways would result in a reduction in the 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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off-street parking provided on site as there are currently 49 spaces. With the modifications to the 
site and the inclusion of landscaped medians, the parking lot would include a total of 40 spaces.  
The on-site accessory parking is not located to the rear or interior of the site but it is an existing 
condition; therefore, alternative compliance is not necessary. 

• The proposed additions to the existing building provide additional architectural detail and further 
contain windows that create visual interest and increase security of adjacent outdoor spaces. 

• Windows between 2 and 10 feet are required in order to provide natural surveillance and visibility 
by having active uses located along public streets and facing on-site parking areas.  The existing 
building will not be evaluated, but the proposed additions on the east and a small segment on the 
interior west where the bike storage addition is proposed are subject to a 20% window 
requirement.  Alternative compliance would be necessary as neither of the additions on those 
elevations meet the 20% minimum standard.  Staff would recommend that the Planning 
Commission grant partial alternative compliance in this specific circumstance.  Given the fact that 
the building is a garden level structure with an exposure of 5 feet above grade before technically 
the first floor begins, it would be difficult for the additions to meet the requirement.  However, on 
the interior west elevation facing the parking lot where the bike storage addition is proposed, it 
would be practical to include windows in that space. The proposed addition exceeds the 10% 
window requirement on each floor above the first floor that faces the public street as applicable.  
All windows are distributed in a more or less even manner as applicable and are also vertical in 
proportion.  See Table 1.  

• There are no blank uninterrupted walls greater than 25 feet in length on the exterior elevations of 
the proposed building additions as windows, entries, recesses and/or projections, or other 
architectural elements are included as applicable.   

• No plain face concrete block is proposed. 
• The proposal complies with the ground floor active functions provision as storage areas do not 

exceed 30% of linear frontage along the street.   
• The exterior materials on the existing building include stucco on the garden level and first floor, 

and board and batten on the second floor.  The applicant proposes to incorporate three new 
additional materials on the proposed building additions that include three types of metal panels, 
two types of cementitious fiber board with a stucco finish and rock face CMU.   The additions are 
not entirely similar to or compatible in terms of materiality with the existing building and when 
evaluating all materials existing and proposed on the building, the elevations do not comply with the 
city’s policy limiting to no more than three primary materials on the elevations or the limitation 
that fiber cement board not cover more than 30% of an elevation.  Alternative compliance is 
necessary.  In order to provide some uniformity in the building design, Staff would recommend that 
the Planning Commission limit the number of materials on the proposed addition areas to two, 
specifically stucco and metal panels. The result would be that there are no more than three 
primary materials on any elevation. Future changes in exterior materials may require review before 
the City Planning Commission.   

• The proposed form and flat roof of the proposed additions would be considered compatible with 
other buildings in the area. 

• There is no associated parking garage.  All parking provided on site is located within the surface 
parking lot that is accessed off of 12th Avenue SE. 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 

Residential Use – Additions only 

1st Floor – East 20% minimum 75 sq. ft. 5% 20 sq. ft. 
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elevation (13th Ave SE) 

Floors above 1st floor – 
East elevation (13th Ave 
SE) 

10% minimum >10% 

1st Floor - West 
elevation (12th Ave SE) 20% minimum 26 sq. ft. 0% 0 sq. ft. 

 

Access and Circulation – Meets requirements 

• There are no public sidewalks that link to the subject property on the east side of site adjacent to 
13th Avenue SE.  However, well-lit walkways at least 4 feet in width connect the building to the 
public street in that location. On the west side of the site, there is a public sidewalk that begins on 
the same side of the street along 12th Avenue SE but on the opposite side of the public alley.  There 
is a rear entrance to the building adjacent to the public alley and Staff will recommend that a 
walkway be provided from that entrance to the public street.  Currently there are no walkway 
connections to the building entrances from the parking lot. This is an existing condition.  The 
applicant is proposing to stripe the existing asphalt in the parking lot adjacent to the south side of 
the parking lot in order to delineate a pedestrian pathway.  Staff will recommend that the Planning 
Commission require that the asphalt be removed and that a concrete walkway be installed to 
better delineate the pedestrian space and extend to 12th Avenue SE.  The connections to the 
building, public streets and to the parking lot are significantly improved with the proposed site 
alterations. 

• No transit shelters are included in the development. 
• The development has been designed to minimize conflicts with pedestrian traffic and surrounding 

residential uses as the single-curb cut to the site has been maintained and walkways have been 
incorporated into the design of the site.  

• There a public alley that is adjacent to the site on the south side of the parcel.  The alley does not 
provide access to the subject site.  

• The site is currently occupied by the existing building and a large surface parking lot. With the 
proposed modifications to the site, the existing conditions would be somewhat improved as 
additional landscaping would be added to the site.  The proposal is meeting the intent of reducing 
overall impervious surfaces on the site.  

Landscaping and Screening – Requires alternative compliance 

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

• There is a large existing surface parking lot located on site.  While it will be reduced in size and 
resurfaced, it will still occupy a significant portion of the site.  The parking lot is subject to a 7-foot 
wide landscaped yard along 12th Avenue SE as well as a screening requirement that is 3 feet in 
height and a minimum of 60% opaque. In addition, not less than one tree for each 25 linear feet of 
parking lot frontage is required along the public street. The applicant is proposing a 15 foot 
landscaped yard that includes a continuous hedge that meets the screening requirement as well as a 
tree for each 25 linear feet of parking lot frontage. 

• The parking lot is also subject to a 7-foot landscaped yard and a screening requirement that is a 
minimum of 95% opaque adjacent to the north property line as it is residentially zoned, and along a 
portion of the south property line where the parking lot is exposed to the residential uses/zoning 
located across the alley. The applicant is proposing a 7-foot landscaped yard along the north 
property line abutting the surface parking lot that incorporates a continuous hedge that meets the 
screening requirement.  The parking lot facing the south lot line is approximately 75 feet to 86 feet 
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from the property line.  While it is not directly abutting the property line, the area is all sod and no 
vegetation is provided to screen the parking.  Alternative compliance would be necessary.  Staff 
would recommend that the Planning Commission require that the applicant install a continuous 
hedge adjacent to the south property line where the parking is visible.  The applicant proposes to 
utilize the areas directly adjacent to the parking in that location for snow storage. 

• The Zoning Code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The total site area is 41,754 square feet and a building footprint of 14,806 square feet is 
proposed.  A total of 5,390 square feet of landscaping would be necessary to meet the 20 percent 
requirement.  The applicant is providing 12,890 square feet of landscaping, or 48% of the area not 
covered by buildings.  

• The Zoning Code requires that at least 11 canopy trees and 54 shrubs be provided on site.  The 
applicant is proposing to install a total of 7 canopy trees, as well as 3 ornamental trees, 246 shrubs 
and 144 perennials.  Alternative compliance would be necessary for the number of on-site canopy 
trees.  Staff would recommend that the Planning Commission require compliance with this 
provision as there are on-site opportunities for additional canopy trees on the west side of the 
building.   

• All areas and corner within the parking lot are landscaped.  
• All parking spaces are not within 50 feet of an on-site deciduous tree. Alternative compliance is 

necessary.  Staff would recommend that the Planning Commission grant partial alternative 
compliance. There are a total of 9 spaces within the parking lot that do not meet the spacing 
requirement; 3 of these spaces are located at the northwest end of the parking lot and the other 6 
spaces are centrally located in the spaces located on the south side of the parking lot.  It would not 
be practical to require compliance on the northwest side of the site, however, it would be practical 
to require compliance for the spaces centrally located on the south side of the parking lot. 

• A total of 2 tree islands are proposed; both do not meet the requirement that they be at least 7 
feet in any direction.  Alternative compliance is necessary.  Staff would recommend that the 
Planning Commission grant alternative compliance in this circumstance as the landscape islands are 
approximately 5 feet in width and 18 feet in length. Additional width would require the elimination 
of an additional parking stall. 

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

Table 2. Landscaping and Screening Requirements 

 Code Requirement Proposed 

Lot Area -- 41,754 sq. ft.  

Building footprint -- 14,806 sq. ft. 

Remaining Lot Area -- 26,948 sq. ft. 

Landscaping Required 5,390 sq. ft. 12,890 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 11 trees 7 canopy trees and 3 
ornamental trees 

Shrubs (1: 100 sq. ft.) 54 shrubs 246 shrubs 

 

Additional Standards – Meets requirements 

• The on-site parking lot has been designed with segments of discontinuous curbing to provide some 
on-site retention and filtration of stormwater. In addition a rain garden with plantings is proposed 
adjacent to 13th Avenue SE. 

• Staff would not expect the proposal to result in the significant blocking of views as the height of the 
structure is not increasing.  Further, the proposal would not be expected to have impacts on 
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blocking views of important city elements.  The structure would also not be expected to have 
significant shadowing impacts on adjacent properties nor result in significant impacts on light, wind 
and air in relation to the surrounding area. 

• The proposal appears to incorporate the applicable CPTED principles.  The active uses proposed 
within the garden level and ground level of the building provides natural surveillance, and there are 
windows on all sides of the building that allow people to observe adjacent public spaces.  The site is 
further designed with landscaping, and architectural features to delineate space and control access. 
The sidewalks and walkways would be monitored.  Staff has no additional comments or concerns at 
this time regarding site safety.  No photometric plan was submitted as part of the application.  One 
will be required with the final submittal.  

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

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

The continued use of the site as a multiple-family residential structure is permitted in the R5 District.   

Off-street Parking and Loading – Requires a variance 

• The UA Overlay District requires .5 off-street parking spaces per bedroom for residential uses. 
The applicant proposes a total of 95 bedrooms which would require a total minimum of 47 off-
street parking spaces. There are currently a total of 49 off-street parking spaces within the existing 
parking lot.  With the proposed modifications to the site, a total of 40 off-street parking spaces 
would be provided which requires a variance.  

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

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Multiple-family 
residential  

.5 spaces 
per 

bedroom 
(95) 

 47 

100 (2 per 
uncovered 
spaces per 

du) 

40 

Total 47 -- 47 100 40 

 

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

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

Multiple-
family 
residential  

1 per 
bedroom 

(95) 
-- 

Not less 
than 90% 

(86) 
96 None -- 

Total 95 -- 86 96 -- -- 

 

Building Bulk and Height – Meets requirements 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 41,754 sq. ft. 

Gross Floor Area (GFA) -- 41,760 sq. ft. 

Maximum Floor Area Ratio 
(GFA/Lot Area) 2.0 1.0 

Maximum Building Height 4 stories or 56 feet, 
whichever is less 2 stories or 26 feet 

 

Lot Requirements – Meets requirements 

Table 6. Lot Requirements Summary 

 Code Requirement Proposed 

Minimum Lot Area 5,000 sq. ft. 41,754 sq. ft. 

Maximum Impervious 
Surface Area 85% 69% 

Maximum Lot Coverage 70% 35% 

Minimum Lot Width 40 ft. > 100 ft. 

 

Yard Requirements – Requires variances 

• A variance of the interior side yard setback requirement along the north property line adjacent to 
the BNSF rail corridor is required in order to allow building additions within 1 foot, 8 inches of the 
property line.  The variance findings are addressed above.   

• A variance of the interior side yard setback requirement along the south property line adjacent to 
the public alley is required in order to allow building addition 0 feet from the property line.  The 
variance findings are addressed above. 

Table 7. Minimum Yard Requirements 

 Zoning 
District Overriding Regulations Total 

Requirement Proposed 

Front (West 
– 12th Avenue 
SE) 

15 ft. -- 15 ft. 15 ft. to building 
wall 

Front (East – 
13th Avenue 
SE 

15 ft. -- 15 ft. 
82 ft. to existing 
building wall – 

no changes  

Interior Side 
(North) 7 ft. -- 7 ft. 

1 foot, 8 inches 
at the closest 
point to the 
building wall 

Interior Side 
(South) 7 ft. -- 7 ft. 

0 ft. at the 
closest point to 
the building wall 
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Signs – Meets requirements 

• The sign standards in the residential districts allow the following:  
o For a multiple-family dwelling five (5) units or more on a lot between 10,000 square feet and 

43,559 square feet.  One (1) non-illuminated, flat wall identification sign not exceeding 
thirty-two (32) square feet is permitted with a maximum height of fourteen (14) feet or top 
of wall, whichever is less.  On a corner lot, two (2) such signs are permitted per building. 

• The applicant is proposing one non-illuminated sign mounted on top of the entrance canopy that is 
4 feet in length by 1 foot in width totaling 4 square feet that is located 10 feet above grade on the 
east elevation of the building.  The proposed sign in compliance with the sign regulations. 

• Signs are subject to Chapters 531 and 543 of the Zoning Code.  Any additional signs on the 
premises are required to meet the requirements of Chapter 543 of the Zoning Code and they 
require a separate permit.     

Table 8. Signage Summary 

 
Number 
Allowed/ 

Lot 

Proposed 
Number 

Maximum 
Area Per 

Sign 

Proposed 
Area 

Maximum 
Allowed 
Height 

Proposed 
Height 

Attached 1 1 32 sq. ft. & 4 sq. ft. 14 ft. 10 ft. 

Total 1 1 32 sq. ft. 4 sq. ft. 14 ft. 10 ft. 

Refuse Screening – Meets requirements 

• The applicant proposes to locate a dumpster enclosure on the northwest side of the site. It is 
located just outside of the required front and interior side yard setbacks. The proposed enclosure 
meets the applicable screening requirements outlined in Section 535.80 of the Zoning Code.  A 
detail is provided on Sheet A1-0. 

Screening of Mechanical Equipment – Meets requirements 

• According to the applicant no roof-mounted or ground-mounted mechanical units are proposed on 
site.  The existing building has boiler heating and thru-wall AC units in each apartment which would 
remain. The bedroom additions would each have their own VTAC unit interior to the building 
vented out the sides of the bump outs. Any future mechanical units either on the roof or located 
on the site would need to be screened in compliance with the regulations outlined in Section 
535.70 of the Zoning Code.   

Lighting – Meets requirements with Conditions of Approval 

• The applicant is proposing to install new building mounted lights on the exterior of the structure.  
A photometric plan was not submitted as part of the application but will be required with the final 
submittal. Lighting of building façades or roofs shall be located, aimed and shielded so that light is 
directed only onto the façade or roof.  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.   

Specific Development Standards – Not applicable 

Overlay District Standards – Meets requirements 

• The UA Overlay District was established to ensure high quality residential development through 
site design and off-street parking regulations that acknowledge the unique demands placed on land 
uses near a major center of educational employment and enrollment. 
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• The off-street parking requirements in the UA Overlay District are tied to the number of 
bedrooms as opposed to dwelling units.  A variance has been applied for as the project does not 
comply with the required number of off-street parking spaces. 

• The bicycle parking requirements in the UA Overlay District are tied to the number of bedrooms 
as opposed to dwelling units as well.  The proposal complies with the bicycle parking requirements.  
 

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

The subject parcel is identified as Urban Neighborhood and is located two blocks from 15th Avenue SE, 
a designated Community Corridor and approximately 2 blocks north of the boundary of the Dinkytown 
Activity Center.  Urban Neighborhoods are predominantly residential areas with a range of densities, 
with highest densities generally to be concentrated around identified nodes and corridors. This land use 
classification may include undesignated nodes and some other small-scale uses, including neighborhood-
serving commercial and institutional and semi-public uses (for example, schools, community centers, 
religious institutions, public safety facilities, etc.) scattered throughout. They are not generally intended 
to accommodate significant new growth, other than replacement of existing buildings with those of 
similar density.  The proposed development would be consistent with the following general land use 
policies of The Minneapolis Plan for Sustainable Growth:  

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. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes 
pedestrian and vehicular conflict; promotes street life and activity; reinforces public 
spaces; and visually enhances development. 

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. 

1.2.2 Ensure that lighting and signage associated with non-residential uses do not create 
negative impacts for residential properties. 

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

1.3.1 Require safe, convenient, and direct pedestrian connections between principal building 
entrances and the public right-of-way in all new development and, where practical, in 
conjunction with renovation and expansion of existing buildings. 

Housing Policy 3.1: Grow by increasing the supply of housing. 
 
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. 
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The proposed expansion and associated modifications to the site are supported by the above listed 
policies and implementation steps of The Minneapolis Plan for Sustainable Growth. 

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

Not applicable.   

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: 

• 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 and facing on-site 
parking areas.  The existing building will not be evaluated, but the proposed additions on the east 
and a small segment on the interior west where the bike storage addition is proposed are subject 
to a 20% window requirement.  Alternative compliance would be necessary as neither of the 
additions on those elevations meet the 20% minimum standard.  Staff would recommend that the 
Planning Commission grant partial alternative compliance in this specific circumstance.  Given the 
fact that the building is a garden level structure with an exposure of 5 feet above grade before 
technically the first floor begins, it would be difficult for the additions to meet the requirement.  
However, on the interior west elevation facing the parking lot where the bike storage addition is 
proposed, it would be practical to include windows in that space. 

• Exterior materials. The exterior materials on the existing building include stucco on the garden 
level and first floor, and board and batten on the second floor.  The applicant proposes to 
incorporate three new additional materials on the proposed building additions that include three 
types of metal panels, two types of cementitious fiber board with a stucco finish and rock face 
CMU.   The additions are not entirely similar to or compatible in terms of materiality with the 
existing building and when evaluating all materials existing and proposed on the building, the 
elevations do not comply with the city’s policy limiting to no more than three primary materials on 
the elevations or the limitation that fiber cement board not cover more than 30% of an elevation.  
Alternative compliance is necessary.  In order to provide some uniformity in the building design, 
Staff would recommend that the Planning Commission limit the number of materials on the 
proposed addition areas to two, specifically stucco and metal panels.   The result would be that 
there are no more than three primary materials on any elevation. 

• Landscaping and screening.   The parking lot is subject to a 7-foot landscaped yard and a 
screening requirement that is a minimum of 95% opaque adjacent to the north property line as it is 
residentially zoned, and along a portion of the south property line where the parking lot is exposed 
to the residential uses/zoning located across the alley. The applicant is proposing a 7-foot 
landscaped yard along the north property line abutting the surface parking lot that incorporates a 
continuous hedge that meets the screening requirement.  The parking lot facing the south lot line is 
approximately 75 feet to 86 feet from the property line.  While it is not directly abutting the 
property line, the area is all sod and no vegetation is provided to screen the parking.  Alternative 
compliance would be necessary.  Staff would recommend that the Planning Commission require 
that the applicant install a continuous hedge adjacent to the south property line where the parking 
is visible.  The applicant proposes to utilize the areas directly adjacent to the parking in that 
location for snow storage. 

• Landscape quantities. The Zoning Code requires that at least 11 canopy trees and 54 shrubs be 
provided on site.  The applicant is proposing to install a total of 7 canopy trees, as well as 3 
ornamental trees, 246 shrubs and 144 perennials.  Alternative compliance would be necessary for 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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the number of on-site canopy trees.  Staff would recommend that the Planning Commission require 
compliance with this provision as there are on-site opportunities for additional canopy trees on the 
west side of the building.   

• Proximity of parking to deciduous tree. All parking spaces are not within 50 feet of an on-site 
deciduous tree. Alternative compliance is necessary.  Staff would recommend that the Planning 
Commission grant partial alternative compliance. There are a total of 9 spaces within the parking 
lot that do not meet the spacing requirement; 3 of these spaces are located at the northwest end 
of the parking lot and the other 6 spaces are centrally located in the spaces located on the south 
side of the parking lot.  It would not be practical to require compliance on the northwest side of 
the site; however, it would be practical to require compliance for the spaces centrally located on 
the south side of the parking lot. 

• Width of tree islands. A total of 2 tree islands are proposed; both do not meet the requirement 
that they be at least 7 feet in any direction.  Alternative compliance is necessary.  Staff would 
recommend that the Planning Commission grant alternative compliance in this circumstance as the 
landscape islands are approximately 5 feet in width and 18 feet in length. Additional width would 
require the elimination of an additional parking stall. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by 815 13th Ave SE, LLC, for the property 
located at 815 13th Avenue SE: 

A. Variance of the interior side yard setback requirement. 

Recommended motion: Approve the application for a variance of the interior side yard setback 
requirement along the north property line from 7 feet to approximately 1.8 feet to allow 
building additions.  

B. Variance of the interior side yard setback requirement. 

Recommended motion: Approve the application for a variance of the interior side yard setback 
requirement along the south property line from 7 feet to 0 feet to allow building additions. 

C. Variance of the off-street parking requirement. 

Recommended motion: Approve the application for a variance of the off-street parking 
requirement from 47 to 40 spaces subject to the following condition: 

1. A minimum of 95 bicycle parking spaces shall be located on site that meet the bicycle 
parking provisions outlined in Section 541.180 of the Zoning Code. 

D. Site Plan Review for building additions. 

Recommended motion: Approve the application to allow building additions totaling 
approximately 4,917 square feet and a total of 36 additional bedrooms within the existing 
building subject to the following conditions: 

1. All site improvements shall be completed by August 17, 2017, unless extended by the 
Zoning Administrator, or the permit may be revoked for noncompliance. 

2. Approval of the final site, elevation, and landscaping plans by CPED. 
3. The interior west elevation where the bike storage addition is proposed shall comply with 

the 20% window requirement. 
4. The exterior materials proposed on the building additions shall be limited to stucco and 

metal panels. 
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5. A continuous hedge shall be installed adjacent to the south property line where the parking 
lot is visible for screening purposes. 

6. The site shall comply with the landscape quantity requirements for canopy trees as outlined 
in Section 530.160 of the Zoning Code. 

7. All parking spaces with the exception of the 3 spaces located at the northwest end of the 
parking lot shall comply with the proximity to tree requirement as outlined in Section 
530.170 of the Zoning Code. 

8. The on-site walkways adjacent to the surface parking lot shall be composed of concrete 
instead of striped asphalt and shall connect to the public street.    

9. The walkway that leads to the public alley from the rear entrance of the building at the 
southwest corner of the building shall instead be extended to 12th Avenue SE. 

10. All lighting will need to be downcast and shielded to avoid undue glare. All lighting shall 
comply with Chapters 535 and 541.  A detail of the fixtures shall be submitted with the final 
plans. 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Plans 
5. Building elevations 
6. Photos 
7. Correspondence 
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Revised July 1, 2015 

 

Ms. Rebecca Farrar 

Senior Planner, City of Minneapolis 

Re:  815 13th Avenue Southeast Building Expansion: 

Statement of Proposed Use and Description of Project 
From:  John Harriss, Harriss Associates, LLC 

CC:  Melissa Bean, Executive Director, Marcy-Holmes Neighborhood Assoc. 

 Jacob Frey, Councilman, Ward 3 

 Daniel Oberpriller, CPM Development, Inc. 

 

 

Project Description 

 

The Applicant recently purchased and now proposes to renovate and expand an existing 

2-story with garden level below apartment at 815 13th Avenue SE in the Marcy-Holmes 

Neighborhood.  The renovations will result in a more aesthetically and functionally 

appealing building and provide additional housing density near Dinkytown and the 

University of Minnesota.  The existing building is 36,251 SF, with 50 dwelling units and 

59 bedrooms.  Most of the units are one-bedroom units that do not meet market demand 

for larger units.  The proposed expansion of 4,917 SF will add 36 bedrooms to existing 

units for a total of 95 bedrooms in 50 dwelling units.  A 592 SF bicycle storage area 

addition will provide space for 88 secure bike stalls, bringing the site into compliance 

with current bike parking requirements.  The existing parking lot contains 49 stalls, but 

several stalls are noncompliant with dimensional standards.  The parking lot will be 

reconfigured to eliminate noncompliant stalls and replace them with landscaping and 

improved pedestrian walkways between the building and parking lot. 

 

The additions to the building will have a rock-face CMU base and be clad in metal panel 

and cementitious fiber board above. The remaining portions of the existing building will 

be cleaned, repaired, and repainted to bring an updated and cohesive look to the whole 

building. Other improvements to be made to the building include all new fiberglass 

windows, a new entry canopy, upgraded interior finishes and new or remodeled amenity 

spaces including a club room, fitness center, study room and game room.  Enhancements 

will be made to interior and exterior lighting and the security system will be upgraded 

with cameras. 

 

In addition to the new landscaping areas around the parking lot, landscaping with trees, 

shrubs and perennials will be added around the building and along the public street 

frontages. The trash enclosure will be replaced and relocated out of the front yard along 

12th Avenue SE. 

 



HA   

Architecture 

 

 

Harriss Associates, LLC | 515 Washington Ave N Suite 200C | Minneapolis, MN  55401 

P (612) 339-2190 | F (612) 339-4783 

 

Zoning and Land Use Guidance 
 

The site is zoned R5, Multiple-family residential (high density) and UA, University Area 

Overlay District.  

 

The site is identified as Urban Neighborhood in the Minneapolis Plan for Sustainable 

Growth.  The site is also near the University of Minnesota Growth Center.  The proposed 

building expansion is supported by comprehensive plan policies that encourage the 

following. 

• Incorporation of transit facilities and access to transportation (Land Use Policy 

1.3). 

o The project will include new, secure bike parking and is located near the 

15th Avenue SE bikeway. 

o The site is a block from 8th Street SE and a couple blocks from 15th 

Avenue SE, both of which are served by midday Metro Transit bus service 

and signed bike routes.  It is also in close proximity to multiple bus routes 

through Dinkytown. 

• Support housing density in locations that are well connected by transit, and are 

close to commercial, cultural and natural amenities. (Housing Policy 3.2). 

o In addition to the site’s proximity to transit, it is close to the commercial 

and cultural amenities of Dinkytown and the University. 

• Preservation of the stability and diversity of the city’s neighborhoods and 

increased housing density in appropriate places (Land Use Policy 1.8 and 1.8.1; 

Housing Policy 3.1)). 

o The proposed building renovations will improve the stability of the site 

and neighborhood. 

o Increased housing density is appropriate near the University. 

• Encourage high- to very high-density housing within Growth Centers (Land Use 

Policy 1.15). 

o The existing 50 dwelling units is 52 du per acre, which is at the low end of 

high-density housing range of 50 – 120 du per acre.  Although the 

expansion will not add units, it will effectively increase density by adding 

bedrooms and, consequently, occupants. 

 

The Marcy-Holmes Neighborhood Master Plan guides the site for multiple-family 

housing, in accordance with that plan’s goal to concentrate new housing density at the 

edges of the neighborhood. 
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Requested Variances 

 

The new bedrooms will be located in a series of bays, one or two bedrooms in width, that 

will be distributed along the south facade facing a public alley. A two bedroom-wide 

addition will also be made on the north facade at the northwest corner facing the rail 

corridor that borders the site.  The additions to the south facade require a variance to 

reduce the required side yard from 7’ to 0’.  The addition of the bedrooms and bike 

storage area require a variance to reduce the required side yard from 7’ to 1.8’. 

 

A variance is also required to reduce the parking requirement.  The parking requirement 

for a 95-bedroom apartment building in the University Area Overlay District is 0.5 spaces 

per bedroom or 47 spaces.  The parking lot as it is currently striped has 49 spaces, but 

with the recommended reconfiguration, there will be only 40 spaces (0.42 spaces per 

bedroom).  A variance to reduce the parking requirement by 9 spaces is required. 

 

Yard Variances: Required Findings 

1) Practical difficulties exist in complying with the ordinance because of 

circumstances unique to the property.  The unique circumstances were not created by 

persons presently having an interest in the property and are not based on economic 

considerations alone.  

 

Practical difficulties exist in complying with the setback requirements.  Expansion of the 

building into the parking lot would further reduce available on-site parking for residents.  

Expansion by adding another floor to the existing building is not feasible structurally as 

the original building was not designed to carry the additional loads another story would 

bring to bear. Neither of those options would serve the goal of expanding the number of 

bedrooms per unit to meet market demand.  The proposed configuration of building 

additions is a cost-effective way to increase housing density on the site in conformance 

with the purpose of the high-density R5 district and the land use and housing policies 

cited above.  The site is bordered on the south by an unusually wide, 30-foot wide alley 

right-of-way.  The paved portion of the alley is 9 feet south of the property line, separated 

from the site by a grassy area.  Thus, the building bays built at the property line will still 

be 9 feet from the travelled portion of the alley.  The site is bordered on the north by a 

rail corridor.  These are unique circumstances not created by the applicant. 

 

2) The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance and 

the comprehensive plan.  

 

The proposed setbacks are reasonable and consistent with the intent of the ordinances, the 

comprehensive plan policies applicable to the site, and the purpose of the R5 District.  
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The intent of the setback requirement is to reinforce building code fire separation 

requirements and preserve access to light and air for residential uses.  The proposed 

design is in keeping with the intent of the ordinance because it complies with the building 

code requirements.  The adjacent extra-wide alley and rail corridor will maintain access 

to light and air and mitigate the effect on adjacent properties.  As discussed above, the 

proposed additions will increase housing density in a location in which the 

comprehensive plan and small area plan support high density residential use. 

 

3) The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 

proposed variance will not be detrimental to the health, safety, or welfare of the general 

public or of those utilizing the property or nearby properties.  

 

The granting of the variance will not alter the essential character of the area, be injurious 

to the use or enjoyment of other properties, or be detrimental to the public welfare.  The 

variance will not be detrimental because the design will comply with building and life 

safety codes.  Several properties on blocks to the east and west also have building 

setbacks at zero or quite close to the alley and rail corridor property lines.  The structures 

across the alley to the south are garages for residences that front on 8th Street SE.  The 

requested setbacks are similar to a new 5-story apartment building immediately to the 

east across 13th Avenue SE, which received variances to be setback zero feet from the 

alley. 

 

Parking Variance: Required Findings 

 

1) Practical difficulties exist in complying with the ordinance because of 

circumstances unique to the property.  The unique circumstances were not created by 

persons presently having an interest in the property and are not based on economic 

considerations alone.  

 

Practical difficulties exist in complying with the parking requirement because of the 

nonconforming configuration of the existing parking lot.  If the nonconforming alignment 

of stalls and drive aisles was continued, no parking variance would be required.  

However, restriping the parking lot to reduce the number of stalls and adding landscaping 

and walkways around the lot has been recommended by Planning staff in order to bring 

the lot into conformance with other ordinance (site plan) requirements.  Practical 

difficulties exist in complying with both parking and site plan ordinances due to existing 

conditions that were not created by the applicant. 

 

2) The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance and 

the comprehensive plan.  
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The proposed 40 parking stalls (0.42 stalls per bedroom) is reasonable due to the site’s 

proximity to transit.  The site is also well-served by designated bike routes and the 

applicant will provide 96 on-site bike spaces in compliance with current code 

requirements.  The site is a walkable distance from University facilities and commercial 

services.  The on-site parking will exceed the ratio of parking recently approved for the 

new apartment building across the street (0.34 spaces per bedroom).  The amount of 

parking to be provided is not expected to contribute to on-street parking congestion and 

will encourage use of alternative modes of transportation and is, therefore, in keeping 

with the spirit and intent of the ordinance and comprehensive plan. 

 

3) The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 

proposed variance will not be detrimental to the health, safety, or welfare of the general 

public or of those utilizing the property or nearby properties.  

 

The granting of the variance will not alter the essential character of the area, be injurious 

to the use or enjoyment of other properties, or be detrimental to the public welfare.  As 

noted, the parking ratio will be greater than provided in the new apartment building to the 

east and is the same as the historical average for similar apartment buildings in the 

University area.  The improvements to the parking lot will make it safer and more 

attractive. 
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Christina Pierson

To: office@marcy-holmes.org; ricardo@comovillage.info; cam.gordon@minneapolismn.gov; 

jacob.frey@minneapolismn.gov

Cc: jharriss@harrissassociates.com; gjohnson@harrissassociates.com; ''Daniel Oberpriller''; 

Lansing, Carol

Subject: 815 13th Ave SE Apartment Project - Harriss Associates

Melissa Bean 

Marcy-Holmes Neighborhood Association 

 

Ricardo McCurley 

Southeast Como Improvement Association 

 

Cam Gordon 

Second Ward Council Member 

 

Jacob Frey 

Third Ward Council Member 

 

Dear Melissa, Ricardo, Cam, and Jacob, 

 

We are submitting zoning applications for renovation and additions to the existing apartment building at 815 13th 

Avenue SE.  We originally notified Marcy-Holmes and the Council Office about this project in May.  At that time, the 

required applications were site plan review, a north side yard variance, and a south side yard variance. Since then, it was 

determined by the Planning Division that the parking lot should be reconfigured to eliminate nonconforming stalls and 

replace them with landscaping and a walkway connection to the building.  These changes result in a need for an 

additional variance to reduce the parking requirement from 49 to 40 stalls (0.42 stalls per bedroom). 

 

Daniel Oberpriller is the contact person for the property owner, 815 13th Ave SE LLC.  He may be contacted at 

daniel@cpmcos.com.  John Harriss is the contact person for these land use applications. Our office contact information 

is below and his direct email is jharriss@harrissarchitects.com.  Below is a link to the application package with more 

detailed project information.  Please let us know if you have any questions.  Thank you. 

 

https://www.dropbox.com/sh/fyouae27rdp11wb/AACnEVkGGcH3MaGxaavLfd9Ba?dl=0  

 

Christina Pierson 
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