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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Lisa Steiner, Senior City Planner, (612) 673-3950 

DATE: January 28, 2016 

SUBJECT: Harriet Avenue Apartments: 2903, 2905, 2907, 2911 Harriet Ave S & 2900, 

2904, 2910, and 2912 Grand Ave S 

 

SITE DATA 

Existing Zoning I1 Light Industrial District and R2B Two-Family District 

Lot Area 34,239 square feet / 0.79 acres (not including existing alley) 

Ward 10 

Neighborhood Whittier 

Designated Future 
Land Use 

Urban Neighborhood 

Land Use Features None 

Small Area Plans 
Midtown Greenway Land Use and Development Plan (2007) 

Lyn-Lake Small Area Plan (2009) 

PROJECT DESCRIPTION 

The subject property is composed of eight parcels located directly south of the Midtown Greenway 

between Grand Avenue and Harriet Avenue. The site is bisected by an existing public alley which is 

proposed to be vacated and rerouted to the south. The site currently includes two houses and a garage 

that are proposed to be demolished and a surface parking lot. A two-story commercial building is 

located directly south of the project on Harriet Avenue and a duplex is located south of the project site 

on Grand Avenue. 

The applicant is proposing to construct a six-story multi-family residential building which would include 

110 dwelling units and 96 off-street parking stalls accommodated in two levels of underground parking. 

The parking would be accessed from the redirected public alley. The main entrance for the residences 

would be on Harriet Avenue with another entrance on Grand Avenue. A new semi-public pedestrian 

path would be incorporated north of the proposed building which would be open to the public from 

dawn to dusk. A one-story glass portion of the building would be constructed closest to the greenway. 

The proposed materials for the building are grey and black metal.   

  

mailto:lisa.steiner@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
http://www.ci.minneapolis.mn.us/cped/planning/cped_lyn-lake
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APPLICATIONS 

Based on staff’s preliminary review, the following land use applications have been identified: 

 Rezoning from I1 Light Industrial District (Harriet parcels) and R2B Two-Family District (Grand 

parcels) to the R5 Multiple-Family District 

 Conditional Use Permit to increase maximum height from required 4 stories/56 feet to 6 

stories/74 feet 

 Variance of required front yard on Harriet Avenue South from 15 feet to 4 feet for the building 

and 1 foot for a canopy 

 Variance of required front yard on Grand Avenue South from 20 feet (established) to 14 feet for 

the building and 0 feet for landings and decks 

 Variance of the required south interior side yard from 15 feet to 5 feet for the building and 0 

feet for balconies 

 Variance to reduce the loading requirement 

 Site plan review 

 Alley vacation 

 Plat 

Additional applications may be required, depending on the plans that the applicant formally submits. 

APPLICABLE POLICIES 

The Midtown Greenway Land Use and Development Plan provides guidance for future land use and 

development intensity at this site. This site’s future land use is identified as high-density housing (40-120 

dwelling units/acre). The site is located in the Urban-Oriented development district, which is intended 

to incorporate medium density building types of up to four or five stories. The plan also recommends a 

future pedestrian connections or “promenades” along the southern edge of the greenway in this 

location. The Lyn-Lake Small Area Plan also designates this site as high-density housing (50-120 dwelling 

units/acre) and recommends stepped back building designs and promenades along the Midtown 

Greenway to minimize the impacts of shadowing on the Midtown Greenway. With 110 dwelling units, 

the proposed project would have be slightly higher density at 135 dwelling units/acre. 

REQUEST FOR FEEDBACK 

Staff is seeking feedback from the Planning Commission on the proposal, particularly the proposed 

setback on the south interior side lot line (see west elevation). Formal applications have not been 

submitted at this time. 



701 N 2nd St #107 Minneapolis Minnesota 55401 

January 17, 2016 
 
Lisa Steiner 
Principal City Planner, City of Minneapolis 
Department of Community Planning & Economic Development - Planning Division 
250 South 4th Street, Room 300 
Minneapolis, MN 55415 
 
Dear Ms. Steiner: 
 
Please find enclosed the summary for our proposed multifamily development at 2905 Harriet 
Ave S, and a description of requested variances, re-zoning, and conditional use permit.  
 
 
Project Description: 
 
2905 Harriet Ave S, Minneapolis, Minnesota 
 
We are proposing a 110 unit multifamily building consisting of six stories and approximately 
114,486 square feet. The new building will be constructed on 8 lots consisting of 2 houses, 6 
vacant parcels, and an existing alley. We are expecting to break ground in June of 2016 and 
complete construction in the summer of 2017. 
 
The existing site: 
 
The proposed project is located at 2905 Harriet Ave S and includes lots at: 2903 Harriet Ave S, 
2905 Harriet Ave S, 2907 Harriet Ave S, 2911 Harriet Ave S, 2900 Grand Ave S, 2904 Grand Ave 
S, 2910 Grand Ave S and 2912 Grand Ave S. The site also includes part of a city alley that we 
are currently petitioning to abandon and relocate as part of this project. 
 
The site is in the Whittier Neighborhood, Council Ward 10, and abuts the Midtown Greenway. 
The site is zoned R3 and I1. Guided zoning is R5. The existing neighborhood is transitioning 
from industrial to residential and commercial uses. High density residential is an expected use 
for this site and other sites in such close proximity to the Greenway. The proposed project will 
replace two existing asphalt parking lots, three vacant lots, two houses (one of which is 
abandoned) and a tax forfeit lot.  The combined site is 34,199 square feet (.79 acres), not 
including the alley. The existing pavement and houses will be removed for construction of the 
proposed building.  
 
The proposed building: 
 
The proposed building is a 6-story, 110 unit, market rate apartment building, with two stories 
of below ground parking. The total gross proposed building square footage is 114,486. There 
will be 96 parking stalls for residents of the building. The parking ratio for the building is .87. 
The FAR for the building is 2.39. The building will be constructed of wood framing and 
concrete.   
 
Proposed architectural details of the new building: 
 
The building is respectfully stepped back from the Midtown Greenway. The allowable volume 
of the building has been moved vertically to the south side of the property to minimize 
Greenway shadowing. On the west side (Harriet Avenue) the façade of the building meets the 
street front set back of its industrial neighbor to the south. On the east side (Grand Avenue) 
the building steps back to create a front yard similar to its existing neighbors. The bulk of the 
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building is broken into two smaller masses by using contrasting exterior modules of grey and 
black metal. A “glass box” containing the exercise room hovers at the verge of the Greenway, 
creating “eyes on the street” and a focal “lighthouse” for Greenway bicyclists and pedestrians.  
 
The building breaks from the neighborhood typology in order to accommodate its scale and 
its location along the Greenway. The building complements its existing industrial neighbors in 
the area through use of metal siding and lots of glass.  
 
The top floor of the building includes a rooftop patio and community space, allowing for 
more eyes on Harriet Avenue and a playful interplay with the skyline of the “new” Greenway. 
 
Along the Greenway a semi-public pedestrian path (open dawn to dusk) has been created as 
an homage to the “Philosopher’s Walk” originally envisioned for the south side of the 
Greenway. This walkway creates a new east-west route for pedestrians that has not previously 
existed. It includes flowering trees, limestone pathway markers, and viewpoints over the 
Greenway. We hope this new Philosopher’s Walk will some day be connected to the woonerf 
and other public amenities envisioned for nearby locations on the south side of the Greenway. 
 
Proposed site work:  
 
The site is approximately 34,199 square feet. The first floor footprint of the proposed building 
is approximately 14,828 square feet.  The building will entrances off of both Harriet and Grand 
Avenues. The building will have a parking entrance off the alley and the existing curb cuts will 
be eliminated on Harriet Avenue and Grand Avenue. The existing alley will be terminated and 
rerouted through 2912 Grand Avenue. Landscaping will include new trees, boulevard plantings, 
perennials, walkway lighting, pet friendly sidewalk verges and a pedestrian-friendly sidewalk. 
 
Proposed variances, CUP, and re-zoning: 
 
The project will require variances for set backs at Grand Avenue, Harriet Avenue, and the side 
yard closest to Harriet Avenue. The project will require a conditional use permit for a height of 
74’. The project will require re-zoning to R5. The project will require site plan review. 
 
We are seeking a conditional use permit, re-zoning, and variances in order to develop this site 
in a manner consistent with long-range planning and Greenway guidelines for the city and 
neighborhood.  We share a common goal with the neighborhood in that we intend to create 
a project that is thoughtfully laid out, visually appealing, and in line with goals for 
development of residential density along the Greenway. 
 
2905 Harriet Avenue South will be built to a high sustainability standard as demonstrated in 
previous award-winning projects we have completed in the City.  Meanwhile, the streetscape 
landscaping, transparent first floor “glass box”, and new Philosopher’s Walk will provide an 
inviting pedestrian experience and greatly enhance the public realm along the Greenway. 

 
We look forward to a thoughtful discussion about this site and the potential benefits of its 
development. Thank you for your consideration. 

 
Sincerely, 
 

      
 
Curt Gunsbury 
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9/2/2015 - CHECK SET

I    HEREBY    CERTIFY    THAT    THIS    PLAN,
SPECIFICATION,   OR   REPORT   WAS    PRE-
PARED    BY   ME   OR   UNDER   MY   DIRECT
SUPERVISION   AND    THAT   I   AM   A   DULY
LICENSED  ENGINEER  UNDER   THE  LAWS
OF  THE  STATE  OF  MINNESOTA.

ALL  ARCHITECTURAL  AND   ENGINEERING
DRAWINGS    ARE    IN    CONFIDENCE   AND
DISSEMINATION     MAY     NOT     BE    MADE
WITHOUT   PRIOR  WRITTEN  CONSENT  OF
THE  ARCHITECT.     ALL     COMMON     LAW
RIGHTS  OF  COPYRIGHT AND OTHERWISE,
ARE   HEREBY   SPECIFICALLY   RESERVED.

ALL  ARCHITECTURAL  AND   ENGINEERING
DRAWINGS    ARE    IN    CONFIDENCE   AND
DISSEMINATION     MAY     NOT     BE    MADE
WITHOUT   PRIOR  WRITTEN  CONSENT  OF
THE  ARCHITECT.     ALL     COMMON     LAW
RIGHTS  OF  COPYRIGHT AND OTHERWISE,
ARE   HEREBY   SPECIFICALLY   RESERVED.

7645     LYNDALE    AVENUE    SOUTH,     #100
MINNEAPOLIS,    MINNESOTA      55423 - 4084
612 . 861 . 9636      FAX:    612 . 861. 9632

W W W  .  T M I A R C H I T E C T S  .  C O M

PREPARED FOR:

PRINT NAME:

SIGNATURE:

DATE:                  LICENSE #:

Revisions & Addendums

© 2014 Tushie Montgomery & Associates, Inc.
9/15/2014 9:09:47 AM

Matthew R Pavek




612.615.0060
CivilSiteGroup.com

442631-18-16

1/18/2016 - CoW #1 SUBMITTAL

C1.0

REMOVALS PLAN
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CONTRACTOR TO PROVIDE
INLET PROTECTION AT ALL
DOWNSTREAM CATCH
BASINS.

CONSTRUCTION
ENTRANCE

INLET PROTECTION
AT NEAREST
DOWNSTREAM
CB'S (2)

PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

LEGEND:

EXISTING LIGHT

EXISTING GAS METER

EXISTING MANHOLE

EXISTING CATCH BASIN

EXISTING GATE VALVE

EXISTING HYDRANT

EXISTING GAS VALVE

EXISTING ELECTRIC BOX

EXISTING UNDERGROUND CABLE

EXISTING UNDERGROUND ELECTRIC

EXISTING STOPBOX

EXISTING GAS MAIN

EXISTING WATER MAIN

EXISTING STORM SEWER

CITY OF MINNEAPOLIS EROSION CONTROL NOTES:

1. SEE SHEETS SW1.2 -1.3 FOR ALL EROSION CONTROL NOTES,
DESCRIPTIONS, AND PRACTICES.

2. SEE GRADING PLAN FOR ADDITIONAL GRADING AND EROSION
CONTROL NOTES.

3. CONTRACTOR IS RESPONSIBLE FOR SWPPP IMPLEMENTATION,
INSPECTIONS, AND COMPLIANCE WITH NPDES PERMIT.

SWPPP NOTES:

N

GOPHER STATE ONE CALL
WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE
(651) 454-0002 LOCAL
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DOWNSTREAM CATCH
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GOPHER STATE ONE CALL
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CITY OF MINNEAPOLIS EROSION CONTROL NOTES:

1. SEE SHEETS SW1.2 -1.3 FOR ALL EROSION CONTROL NOTES,
DESCRIPTIONS, AND PRACTICES.

2. SEE GRADING PLAN FOR ADDITIONAL GRADING AND EROSION
CONTROL NOTES.

3. CONTRACTOR IS RESPONSIBLE FOR SWPPP IMPLEMENTATION,
INSPECTIONS, AND COMPLIANCE WITH NPDES PERMIT.
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