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LAND USE APPLICATION SUMMARY

Property Location: 2903, 2905, 2907, 2911 Harriet Avenue South & 2900, 2904, 2910, and 2912
Grand Avenue South

Project Name: Harriet Avenue Apartments
Prepared By: Lisa Steiner, Senior City Planner, (612) 673-3950
Applicant: Curt Gunsbury & Robb Miller
Project Contact: Dan Pellinen, Tushie Montgomery Architects
Request: To construct a new six-story | | [-unit building.
Required Applications:
Petition to rezone 2903, 2905, 2907, and 291 | Harriet Avenue South from the
Rezoning Il to the R5 District and to rezone 2900, 2904, 2910, and 2912 Grand Avenue
South from the R2B to the R5 District
Conditional Use To increase the maximum height in the R5 District from the permitted 4
Permit stories/56 feet to 6 stories/74 feet
To reduce the required front yard on Grand Avenue South from 20 feet
. (established) to 14 feet for the building, 2 feet for a loading area, and 0 feet for
Variance . ) - .
stairs, landings, and a portion of the green roof of the parking garage below that
extends above grade.
Variance To reduce the required front yard on Harriet Avenue South from 15 feet to 4
feet for the building and 0 feet for balconies on floors 2 through 6.
Vari To reduce the required south interior side yard from 15 feet to 5 feet (9 feet at
ariance « -~
I** floor) for the building
Variance To reduce the loading requirement
Site Plan Review For a new 6-story, | | |-unit residential building.
Preliminary Plat To consolidate the underlying properties into two lots.
Vacation Vacation of portion of existing alley (Vac-1652)
Date Application Deemed Complete | March 3, 2016 Date Extension Letter Sent March 9, 2016

End of 60-Day Decision Period May 2, 2016 End of 120-Day Decision Period | July I, 2016
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Existing Zoning [l Light Industrial District and R2B Two-Family District
Developable lot: 34,136 square feet
Lot Area Outlot: 1,271 square feet
Total Lot Area: 35,407
Ward 10
Neighborhood Whittier
E::Lgrja::d AT Urban Neighborhood
None; One block from Lyn-Lake Activity Center, One block from Commercial
Land Use Features Corridor (Lake Street), Two blocks from Commercial Corridor (Lyndale

Avenue)

Midtown Greenway Land Use and Development Plan (2007)
Lyn-Lake Small Area Plan (2009)

Small Area Plans

BACKGROUND

SITE DESCRIPTION AND PRESENT USE. The subject property is composed of eight parcels
located directly south of the Midtown Greenway between Grand Avenue South and Harriet Avenue
South. 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 as
well as a surface parking lot.

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The proposal is located in the
Whittier neighborhood. The surrounding area includes a variety of uses and a mix of zoning districts. An
industrially-zoned two-story commercial building is located directly south of the subject property on
Harriet Avenue and a residentially-zoned duplex is located south of the project site on Grand Avenue.
The adjacent properties across Harriet Avenue and Grand Avenue are zoned industrially, as is a self-
storage facility across the Midtown Greenway. Diagonally across the Midtown Greenway is a multi-
family residential building that is zoned R5. Various commercial uses are present along both Lake Street
and Lyndale Avenue. Along the Midtown Greenway, there is a mix of industrial, commercial, residential,
and office residential zoning, including several residential buildings which have been built within the last
decade.

PROJECT DESCRIPTION. The applicant is proposing to construct a six-story multi-family
residential building which would include |11 dwelling units. There would be 96 off-street parking stalls
accommodated in two levels of underground parking. The applicant is proposing to vacate a portion of
the existing public alley and dedicate a new alley extending to Grand Avenue South. The underground
parking area would be accessed from the public alley. The main pedestrian entrance for the residences
would be on Harriet Avenue with another entrance on Grand Avenue. A pedestrian path would be
incorporated north of the proposed building which would provide east to west access between Grand
Avenue and Harriet Avenue. A one-story glass portion of the building would be constructed closest to
the Greenway.

Since the January 28, 2016, Committee of the Whole meeting, the applicant has widened the pedestrian
path north of the building from 3 feet to 4 foot 6 inches or 5 feet, removed balconies from the
easternmost portion of the south elevation, reduced the amount of rockface concrete block, and
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removed proposed gates on the east and west sides of the pedestrian path along Grand Avenue and
Harriet Avenue.

PUBLIC COMMENTS. Letters have been received from the Whittier Alliance and Midtown
Greenway Coalition which are included in the appendix. Any additional correspondence received prior
to the public meeting will be forwarded on to the Planning Commission for consideration.

ANALYSIS

The Department of Community Planning and Economic Development has analyzed the application for a
petition to rezone the property at 2903, 2905, 2907, and 2911 Harriet Avenue South from the Il to the
R5 District and to rezone the property at 2900, 2904, 2910, and 2912 Grand Avenue South from the
R2B to the R5 District based on the following findings:

I. 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 property is designated as Urban Neighborhood on the future land use map.
The site is located two blocks from Lyndale Avenue, a Commercial Corridor, one block from the
Lyn-Lake Activity Center, and one block from Lake Street, a Commercial Corridor. The Urban
Neighborhood land use is supportive of residential zoning with a range of densities based on the
surrounding context.

The following principles and policies outlined in the plan apply to this proposal:

Land Use Policy I.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 1.8: 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.

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.
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Rezoning the properties to the R5 District will support housing density in a location that is well
connected by transit and close to commercial, cultural, and natural amenities. The site is within one
and two blocks of two major Commercial Corridors and the Lyn-Lake Activity Center.

The site is located within the study area for both the Midtown Greenway Land Use and Development
Plan, adopted in 2007, and the Lyn-Lake Small Area Plan, adopted in 2009. Both plans designate the
future land use of this site as high-density housing. Additionally, the Midtown Greenway Rezoning
Study, which was completed in 2010, had recommended that these parcels be rezoned to the R5
District to encourage the type of development envisioned in the adopted plans. However, that
rezoning was not adopted at the time of the study. High-density housing is defined in those plans as
up to 120 dwelling units per acre. The subject proposal would have a density of 137 dwelling
units/acre, slightly higher than that upper limit.

The Midtown Greenway Land Use and Development Plan also notes that its recommendations are
similar to a “district-node pattern of urban development, where a mixed-use core or center is
surrounded and supported by a concentric pattern that is more intensive near the center and less
intensive near the edge of the district.” The subject site is located two blocks from Lyndale Avenue,
a Commercial Corridor, one block from the Lyn-Lake Activity Center, and one block from Lake
Street, a Commercial Corridor. Staff finds that the site’s proximity to these land use features
supports the higher density proposed at this site.

Overall, the proposal to rezone the property from |l Light Industrial District and R2B Two-Family
District to the R5 Multiple-Family District is consistent with the applicable policies of the
comprehensive plan and small area plans.

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

The proposal is both in the interest of the property owner and the public interest. Rezoning to the
R5 District in this location allows for multiple-family residential development in an area designated
for such future land use in several plans and studies as noted above. Rezoning the properties to the
R5 District will support housing density in a location that is well connected by transit and close to
commercial, cultural, and natural amenities. The site is within one and two blocks of two major
Commercial Corridors and the Lyn-Lake Activity Center.

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.

Higher density residential zoning would be compatible with the varied zoning classifications of the
general area, which include residential, commercial, and industrial property. Industrially-zoned
properties are located across Harriet Avenue from the subject site as well as across the Midtown
Greenway. Diagonally across the Midtown Greenway between Grand Avenue and Pleasant Avenue
is a multi-family residential building that is zoned R5. Various commercial uses are present along
both Lake Street and Lyndale Avenue. Along the Midtown Greenway, there is a mix of industrial,
commercial, residential, and office residential zoning, including several residential buildings, many of
which have been built within the last decade. The property south of the subject site along Harriet
Avenue is zoned Il Light Industrial and is utilized as a commercial building. The properties south of
the subject property along Grand Avenue are zoned R2B and R3. The mix of existing uses and
zoning classifications of property within the general area are compatible with the proposed R5
zoning.

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.


http://www.ci.minneapolis.mn.us/cped/planning/cped_mgrs_index
http://www.ci.minneapolis.mn.us/cped/planning/cped_mgrs_index

Department of Community Planning and Economic Development
BZZ-7587, PL-303, Vac-1652

The subject parcels on Harriet Avenue are zoned industrially although the existing uses are a surface
parking lot and a nonconforming single-family home. New industrial development in this location
would not be consistent with adopted plans and policies as the gradual transition of most of the
industrial land along the Midtown Greenway is anticipated. The parcels on Grand Avenue are
currently zoned R2B and include a duplex, a vacant lot, and a portion of the slope down to the
Midtown Greenway. While these are permitted uses, retaining R2B zoning in this location would not
allow the high density residential development envisioned in both the Midtown Greenway Land Use
and Development Plan and the Lyn-Lake Small Area Plan.

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.

When the 1963 zoning code was adopted, the subject parcels were zoned industrially, as was nearly
all land along the Midtown Greenway in this area. Around 1983, the subject parcels were rezoned
to the R3 District. In 1992, the parcels along Harriet Avenue were rezoned back to industrial and
the parcels along Grand Avenue were rezoned to R2B.

As noted above, the adopted small area plans designate the future land use of this site as high-
density residential. Although not ultimately adopted by the City Council in 2010, the Midtown
Greenway Rezoning Study recommended that these parcels be rezoned to the R5 District in order to
encourage the type of development envisioned in the adopted plans.

The land use and development patterns along the Midtown Greenway in this area have experienced
a great deal of change over the past 20 years. Some of this change has resulted from the
abandonment of the railroad line, while other changes can be attributed to changes in the real estate
and development market. A significant change in the character or trend of development in the
general area has taken place since the properties were zoned within the R2B Two-Family District
and |l Light Industrial District.

The Department of Community Planning and Economic Development has analyzed the application to
increase the maximum height in the R5 District from 4 stories or 56 feet to 6 stories, 74 feet based on

the following findings:

l.

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

The request to increase the maximum height in the R5 District from 4 stories or 56 feet to 6
stories, 74 feet will not be detrimental to or endanger the public health, safety, comfort, or general
welfare. The applicant has proposed a terraced building design with the highest portions of the
building concentrated at the southern portion of the site. The northernmost portion of the building
is 4 stories, 48 feet in height. A fifth story is stepped back || feet and the sixth story is stepped back
19 additional feet. This design was intended to minimize the building’s shadowing impacts on the
Midtown Greenway and accommodate a pedestrian path between the building and the Greenway,
while still accommodating dense housing development.

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.
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The property is located in a developed area and is not expected to be injurious to the use and
enjoyment of other property in the vicinity. The additional height will not impede the normal and
orderly development and improvement of surrounding property. The six-story portion of the
building is concentrated along the southern portion of the property. Along Harriet, this six-story
portion of the building is adjacent to an industrially-zoned two-story commercial building. Because
the public alley would be redirected to the south of the proposed building, there will be
approximately 45 feet of separation between the six-story portion of the building and the nearest
home on Grand Avenue. Because both of these adjacent properties are south of the proposed
building, there would not be shadowing impacts due to the six-story building. The proposed building
is not exceeding its maximum floor area ratio of 2.4. The building has been designed to minimize
shadowing impacts on the Midtown Greenway and therefore accommodates building bulk in the fifth
and sixth story which would have a greater impact on shadowing were the building to be
constructed nearer to the Greenway. See further shadowing analysis below.

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

The site would be accessed by vehicles utilizing the redirected public alley. Adequate utilities, access
roads, drainage, necessary facilities or other measures, have been or will be provided.

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

Increasing the height of the building is not expected to contribute to traffic congestion in the
adjacent public streets. The minimum parking requirement for the proposed development is 56
spaces. The applicant would provide 96 off-street parking spaces in two levels of underground
parking.

The conditional use is consistent with the applicable policies of the comprehensive plan.

The proposed development would be consistent with the following general land use policies of The
Minneapolis Plan for Sustainable Growth:

Land Use Policy I.l1: 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.

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.

The massing of the building complies with the maximum floor area ratio, which measures bulk and
intensity of development. The building has a floor area ratio of 2.31 where the maximum floor area
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ratio permitted is 2.4. The heights of buildings in the surrounding area range from two to six stories,
with most of the lower density housing being two or two and a half stories. The proposed height
will be compatible with the overall context of the surrounding area.

This site is also located within the boundaries of both the Midtown Greenway Land Use and
Development Plan and the Lyn-Lake Small Area Plan. Both plans designate the future land use of this
site to be high-density housing.

The Midtown Greenway Land Use and Development Plan outlines several guidelines to address
development intensity. This site is designated Urban-Oriented, which notes that buildings should be
up to five stories in height. The plan also notes that developments should mitigate development
intensity by incorporating open space visible from the public realm and stepping back the mass of
building from adjacent properties and the Greenway.

The plan does not identify any areas in the study area to be very-high density housing (over 120
dwelling units per acre). The subject proposal would have a density of 137 dwelling units/acre,
slightly higher than the upper limit of “high-density housing.” As noted above in the rezoning
analysis, the plan states that it is similar to a “district-node pattern of urban development, where a
mixed-use core or center is surrounded and supported by a concentric pattern that is more
intensive near the center and less intensive near the edge of the district.” The subject site is located
one block from the Lyn-Lake Activity Center, one block from Lake Street, a Commercial Corridor,
and two blocks from Lyndale Avenue, a Commercial Corridor. Staff finds that the site’s proximity to
these land use features supports the higher density proposed at this site.

The plan emphasizes the importance of solar access to the Greenway. Stepping back the mass of
buildings along the south side of the Greenway is one of several recommendations in order to
minimize shadowing. Additionally, the plan notes that buildings should step down at the boundary
between higher density districts and lower density districts and existing residential neighborhoods.
The building’s shadowing impact will be analyzed below.

Another primary recommendation of the plan is to provide a linear public “promenade” or walkway
wherever possible between private development and the Midtown Greenway, in order to develop a
premier public edge along both sides of the Greenway. These promenades create a street-level
pedestrian network and visual connections between the Greenway and adjacent spaces. The plan
identifies this site as a recommended location for a promenade.

The Lyn-Lake Small Area Plan also identifies the future land use of this site as high-density housing.
The plan also allows for additional density (very-high density) in Activity Centers. The plan also
recommends the creation of a promenade along the Greenway as properties are redeveloped, and
notes that several recent developments had included a promenade. Stepped down building heights, a
transition of uses, and buffering to adjacent residential areas is encouraged. In addition, the plan
states that shadowing of sidewalks and the Midtown Greenway should be minimized to ensure as
comfortable of a pedestrian environment as possible.

Staff finds that the proposed six-story building is consistent with the above applicable policies of the
comprehensive plan and applicable guidance of the adopted small area plans.

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

If the requested land use applications are approved, the proposal will comply with all provisions of
the R5 Multiple-Family District.
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Additional Standards to Increase Maximum Height

In addition to the conditional use permit standards, the Planning Commission shall consider, but not be
limited to, the following factors when determining the maximum height of principal structures in
commercial districts:

l.

Access to light and air of surrounding properties.

The subject property would be a through lot and would front on two public streets. This provides
adequate separation allowing for access to light and air for surrounding properties to the west and
east. The adjacent property to the south on Harriet Avenue is a two-story commercial building
constructed only one foot from their northern property line. This existing adjacent building has no
ground floor windows and only two glass block windows in the second floor on the north side of
the building. The proposed building would be five feet from their shared property line. The nearest
property along Grand Avenue is a duplex. Because the public alley is proposed to be redirected to
the south of the building, there will be approximately 45 feet of separation between the six-story
building and the adjacent home on Grand Avenue. The additional two stories requested is not
expected to impact access to light and air of surrounding properties.

Shadowing of residential properties, significant public spaces, or existing solar energy systems.

The applicant submitted a detailed shadow study depicting shadowing impacts of the proposed six-
story building. The nearest residential property is the duplex south of the subject property along
Grand Avenue. Because the public alley would be redirected to the south of the proposed building,
there would be approximately 45 feet of separation between the six-story building and this adjacent
duplex on Grand Avenue. Additionally, because this property is south of the proposed building,
shadowing of the duplex would not occur. Because the Midtown Greenway separates the property
from the nearest residential use to the north, any shadowing impact would be minimal and limited
to winter evenings. There are no known solar energy systems that would be impacted by this
proposal.

The Midtown Greenway is a significant public space. The proposed building will shadow the
Greenway path for 108 days of the year, between October 29t and February |3t. The rest of the
year, any shadowing is limited to the slope area and would not impact the bike or pedestrian path in
the Greenway. The building wall setbacks vary from east to west. The majority of the building would
be set back 53 to 58 feet from the southern property line of the Midtown Greenway, with the fifth
story set back between 61 and 69 feet from that line. The sixth story would be set back between 80
and 88 feet from the Greenway property line. A one-story portion of the building does extend to
within 29 feet of that property line but does not contribute significantly to any shadowing. The
terraced design and varied setbacks proposed minimizes shadowing of the Greenway.

The scale and character of surrounding uses.

The height of buildings in the surrounding area range from two to six stories, with most of the
lower density housing being two or two and a half stories. The proposed height will be compatible
with the overall context of the surrounding area and will support dense development while also
minimizing shadowing and providing a pedestrian promenade, as recommended by adopted plans.

Preservation of views of landmark buildings, significant open spaces or water bodies.

As noted above, the various floors of the terraced building would be set back between 53 and 88
feet from the Greenway property line, with a one-story portion of the building extending to 29 feet
from that property line. The building should not significantly block views of landmark buildings,
significant open spaces, or bodies of water.
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The Department of Community Planning and Economic Development has analyzed the application for a

variance of the required front yards along Grand Avenue and Harriet Avenue based on the following
findings:

l.

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.

Grand Avenue: The subject property would be a through lot with two front yards. On Grand
Avenue, the adjacent duplex has an established front yard of 20 feet, which increases the typical 15
foot front yard requirement for the subject property to 20 feet. The applicant is proposing that the
building wall would be located 14 feet from the front property line. Additionally, a portion of the
parking garage below would extend above ground within the required front yard, as well as a 20
foot wide stairwell. These obstructions both extend to the property line. Also, the proposed loading
area is located within the required front yard, two feet from the property line.

The placement of the building 14 feet from the property line and the location of the green roof of
the parking garage below are due to practical difficulties because of circumstances unique to the
property. The project site has a greater than typical front yard setback established by the nearest
home to the south. The circumstances requiring the variance are unique to the parcel of land due to
the location of the adjacent neighbor’s house. The proposed setback is only one foot less than the
typical front yard requirement of the R5 District.

The adopted plans and policies recommend stepping back the building from the Greenway. The
green roof of the parking garage below comes to the property line because the developable north-
south footprint of the site is limited by the policies recommending significant setbacks from the
Greenway. If the parking garage aligned with the building above, this would also eliminate about 8 of
the proposed parking spaces. The applicant is also proposing a 20 foot wide stairway and large
landing at the entrance which exceed the allowances for permitted obstructions in a required front
yard. Staff recommends approval of the variance for the building wall location at 14 feet and for the
noted obstructions in the required front yard.

However, the request for the loading area to be located within the required front yard is not due to
any practical difficulties. The applicant is proposing a loading area north of the alley which is 8 feet 7
inches wide by 77 feet. The loading requirement for multi-family dwellings of this size is one small
space, with dimensions of 10 feet by 25 feet. There are no practical difficulties which necessitate the
loading area be located within the required front yard. While staff recommends approval of the
variance for the building wall and other obstructions noted above, staff recommends a condition of
approval that the loading area shall be required to comply with the 20 foot required yard.

Harriet Avenue: The minimum front yard requirement along Harriet Avenue is |5 feet. The
applicant is proposing a setback of 4 feet for the balconies, with balconies that are not permitted
obstructions at 0 feet. The existing adjacent two-story commercial building was constructed directly
on their front property line on Harriet Avenue. The commercial properties directly across Harriet
are also built to their front property lines. The context of the immediate area contributes to unique
circumstances not created by the applicant.

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.

Grand Avenue: The applicant’s proposed |4 foot setback for the building and 0 foot setback for
the green roof of the parking garage below and large stair and landing are reasonable and are in
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keeping with the spirit and intent of the ordinance and the comprehensive plan. Because of the
location of the redirected alley, the proposed building will be over 45 feet from the nearest
property to the south which should mitigate any impact of the building location or obstructions.

The proposed location of the loading area in the required front yard, however, is not reasonable.
Comprehensive plan policies aim to mitigate the impact of parking and loading facilities on nearby
properties. Required yards are intended to be unobstructed from the ground level to the sky with
the exception of the list of permitted obstructions. Requiring the loading area to comply with the
setback requirement would be in keeping with the spirit and intent of the ordinance and the
comprehensive plan.

Harriet Avenue: The immediately adjacent property to the south and the properties directly
across Harriet Avenue are built directly on their property lines. A similarly located building will
allow for a consistent street wall in this area. The location of the balconies is reasonable as well. The
requested variance of the front yard is reasonable in this location and is in keeping with the spirit
and intent of the ordinance and comprehensive plan.

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.

Grand Avenue: The applicant’s proposed |4 foot setback for the building and 0 foot setback for
the green roof of the parking garage below and larger stair and landing will not alter the essential
character of the locality or be injurious to the use and enjoyment of the property in the vicinity. If
granted, the variance would not be detrimental to the health, safety, or welfare of the general public
or of those utilizing the property or nearby properties.

However, the proposed location of the loading area within the required front yard will be injurious
to the use and enjoyment of other property in the vicinity. The location would impact both the
neighbor to the south as well as those utilizing the property and nearby properties as the loading
area would be located only 2 feet from the public right-of-way. Staff recommends as a condition of
approval for the variance that the loading area must comply with the established yard requirement.

Harriet Avenue: The subject property is adjacent to industrially-zoned property along Harriet
Avenue. Industrially-zoned land is also located across Harriet Avenue. Reducing the front yard from
the required 15 feet to the proposed 4 feet and locating balconies to 0 feet will not alter the
essential character of the locality or be injurious to the use and enjoyment of other property in the
vicinity. The variance will not be detrimental to the health, safety, or welfare of the general public or
of those utilizing the property or nearby properties. Staff is recommending approval of this variance.

The Department of Community Planning and Economic Development has analyzed the application for a
variance of the required south interior side yard based on the following findings:

l.

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.

The applicant is seeking a variance to reduce the interior side yard setback from |5 feet to 5 feet.
Multiple-family residential uses in the R5 District are subject to a minimum interior side yard equal
to five feet plus two feet for every story above the first. For this six-story building, the minimum
yard requirement is therefore |5 feet.
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Adopted plans and policies have designated the future land use of this site as high density housing.
The adopted plans also emphasize the importance of minimizing shadowing impacts on the Midtown
Greenway and the importance of establishing pedestrian promenades along the rim of the Greenway
to create east to west pedestrian access between streets. To minimize shadowing, the applicant has
proposed a terraced building design. The majority of the building would be set back 53 to 58 feet
from the Greenway, with the fifth story set back between 61 and 69 feet from the Greenway. The
sixth story would be set back between 80 and 88 feet from the Greenway. While this design
minimizes shadowing on the Greenway, it also concentrates most of the mass of the building
towards the property’s southern interior side property line. The policy recommendations guiding
development in this location contribute to unique circumstances that have not been created by the
applicant and create practical difficulties in complying with this yard requirement.

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 intent of the interior side yard requirement is to minimize conflict among the land uses and to
buffer residential uses from adjacent uses to ensure access to light and air. The property owner
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 neighboring building to the south is a
commercial building that is zoned industrially. The second through sixth floors would be
cantilevered, so the first floor of the proposed building would be set back 9 feet from the property
line, allowing for a larger separation between the existing and proposed buildings at the ground
level. Along the eastern half of the site, the proposed building has over an 18 foot setback from the
south interior property line.

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 proposed variance of the south interior side yard from |5 feet to 5 feet will not alter the
essential character of the locality. The location of the proposed building is not expected to be
injurious to the use and enjoyment of other property in the vicinity. The first floor of the building
would be set back 9 feet from the nearest property to the south, which is an industrially-zoned
commercial building. The variance would not be detrimental to the health, safety, or welfare of the
general public or of those utilizing the property or nearby properties.

The Department of Community Planning and Economic Development has analyzed the application for a
variance of the minimum off-street loading requirement based on the following findings:

4.

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.

The off-street loading requirement for multiple-family dwellings with 100-250 dwelling units is one
small loading space. Small loading spaces are required to be at least 10 feet wide by 25 feet. The
applicant is proposing a loading area north of the alley which is 8 feet 7 inches wide by 77 feet. The
width and location of the newly dedicated alley is required by City ordinance to incorporate a
corner cut as proposed, which dictates the location of the alley. To minimize shadowing impacts, the
building is set back significantly from the Greenway. With the required location of the alley and the
location of the proposed building, a loading zone only 8 feet 7 inches in width is provided. Increasing
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the width of the loading zone would either require shifting the building towards the Greenway or
reducing the adjacent path from 4 foot 6 inches to only 3 feet in width. Practical difficulties exist in
complying with the ordinance because of unique circumstances that were not self-created.

5. 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 loading zone would primarily be utilized for move-in and move-out of the residential units. A
typical moving truck is approximately 7 feet 8 inches wide. The new dedicated alley extension to
Grand Avenue would be adjacent to the loading area and would be |6 feet in width, approximately 4
feet wider than the existing alley. Considering this, the proposed width of the loading area is
reasonable. However, the applicant has not indicated if the loading area will be signed or striped.
The loading zone should be designed with visual separation, such as striping, change in materials, or
other solutions approved by Public Works, between the public alley and the private loading area and
signed as a loading area with private signage. This was also noted in the Preliminary Development
Review process by the Public Works Department. Staff recommends a condition of approval
requiring that the loading area be signed and designed with a visual separation from the public alley.

6. 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.

A loading area that is one foot five inches narrower than the dimensional requirements in the zoning
code will not alter the essential character of the locality. It is not expected to be injurious to the use
or enjoyment of other property in the vicinity. As analyzed in the section regarding the front yard
variance along Grand Avenue, staff is recommending a condition of approval for that variance which
requires the loading area to be at least 20 feet from the property line. This will lessen any impact of
the loading area to property in the vicinity, as will the recommended condition of approval requiring
that the loading area be property signed and designed as separate from the public alley. The
narrower loading area will not be injurious to the use and enjoyment of other property in the
vicinity and will not be detrimental to the health, safety, or welfare of the general public or of those
utilizing the property or nearby properties.

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:

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

BUILDING PLACEMENT AND DESIGN

Building placement — Meets requirements

e The first floor of a building is required to be within 8 feet of the front lot line except where a
greater yard is required. The building is proposed on a through lot that fronts on both Grand
Avenue and Harriet Avenue. The first floor of the building is located eight feet from the front lot
line on Harriet Avenue and fourteen feet from the front lot line on Grand Avenue. Variances to
reduce the required front yards have been recommended for approval with some conditions.

e The placement of the building reinforces the street wall, maximizes natural surveillance and
visibility, and facilitates pedestrian access and circulation. The building exceeds its minimum window
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requirements on all elevations. An east-west pedestrian promenade has been incorporated north of
the building along the edge of the Greenway.

e The area between the building and lot line includes amenities such as bicycle racks and a green roof
area on the Grand Avenue entrance.

e All on-site accessory parking is located entirely below grade.

Principal entrances — Meets requirements

e The building is oriented so that at least one principal entrance faces the front property line. The
site is a through lot with two front property lines facing Grand Avenue South and Harriet Avenue
South respectively. There are principal entrances facing each front property line.

e The principal entrances are clearly defined and emphasized through the use of a canopy on Harriet
Avenue and a wide stairway on Grand Avenue, as well as other architectural features.

Visual interest — Meets requirements

e The building walls provide architectural detail and contain windows in order to create visual
interest.

e The proposed building emphasizes architectural elements — including recesses, projections,
windows, and entries — to divide the building into smaller identifiable sections. The design utilizes
changes in the color of the metal panel and step backs to divide the building into smaller sections.

e There are no blank, uninterrupted walls exceeding 25 feet in length.

Exterior materials — Meets requirements

e The applicant is proposing metal panel as the building’s primary exterior material with some
rockface CMU. Two colors of metal panel, grey and black, are proposed. Each elevation would
comply with the City’s durability standards for exterior materials (see Table |). Please note that
exterior material changes at a later date may require review by the Planning Commission and an
amendment to the site plan review.

e The application is consistent with the City’s policy of allowing no more than three exterior
materials per elevation, excluding windows, doors, and foundation materials.

e Plain face concrete block is not proposed.

e The exterior materials and appearance of the rear and side walls of the building are similar to and
compatible with the front of the building.

Table |. Percentage of Exterior Materials per Elevation

Material Allowed Max | North South East West
Glass 100% 34% 31% 32% 43%
Metal Panel 75% 65% 68% 65% 57%
Rockface CMU 30% 1% 1% 3% 0%

Windows — Meets requirements

e For residential uses, the zoning code requires that no less than 20 percent of the walls on the first
floor, and no less than ten percent of the walls on each floor above the first that face a public
street or public pathway shall be windows. The project is in compliance with the minimum window
requirement (see Table 2).

¢ All windows are vertical in proportion and are evenly distributed along the building walls.
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Table 2. Percentage of Windows per Applicable Elevation

Code Requirement Proposed
Residential Uses

Ist floor — Grand | 20% minimum 94 sq. ft. 27% 129 sq. ft.
Ist floor — Harriet | 20% minimum 133 sq. ft. 84% 557 sq. ft.
Ist floor — Greenway | 20% minimum 400 sq. ft. 54% 1,084 sq. ft.

2nd floor and above — Grand | 10% minimum Varies Meets requirements

2nd floor and above — Harriet | 10% minimum Varies Meets requirements

2nd floor and above — Greenway | 10% minimum Varies Meets requirements

Ground floor active functions — Meets requirements

e The ground floor facing both Grand Avenue and Harriet Avenue contain entirely active functions.

Roof line — Meets requirements

e The principal roof line of the building will be flat, which is similar to that of surrounding
commercial, industrial, and multi-family residential buildings. The stepped down roof line is
common on newer residential projects along the south side of the Midtown Greenway.

Parking garages — Meets requirements

o All of the proposed parking is located below ground within the building.

ACCESS AND CIRCULATION

Pedestrian access — Meets requirements

e There are clear and well-lit walkways at least four feet in width connecting building entrances to
the adjacent public sidewalk and on-site parking facilities. Additionally, the applicant is proposing to
incorporate a pedestrian promenade north of the building which would allow pedestrian access
from east to west adjacent to the Greenway.

Transit access — Meets requirements

e No transit shelters are proposed as part of this development.

Vehicular access — Meets requirements

e Vehicular access and circulation has been designed to minimize conflicts with pedestrian traffic and
with surrounding residential uses. The underground parking area will be accessed from the public
alley.

e Curb cuts have been consolidated.

e Traffic in the adjacent rerouted alley will be directed as to minimize its impact on other residential
properties. A ten foot wide outlot with screening will be located between the nearest adjacent
property and the new dedicated alley extending to Grand Avenue.

e Service vehicle access does not conflict with pedestrian traffic.

e The proposed site plan minimizes the use of impervious surfaces. According to the materials
submitted by the applicant, 23,648 square feet (including the dedicated alley) of the site will be
impervious.
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LANDSCAPING AND SCREENING

General landscaping and screening — Requires alternative compliance

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

At least 20 percent of the site not occupied by the building is landscaped. The applicant is
proposing approximately |1,418 square feet of landscaping on site, or approximately 55 percent of
the site not occupied by buildings (see Table 3).

At least one canopy tree is required per 500 square feet of the required landscaped area. The
applicant is proposing 34 trees on the site with 6 additional trees proposed in the public right-of-
way. The tree requirement for the site is 8 canopy trees and the applicant is proposing a total of |3
trees that meet the definition of a canopy tree. However, |12 of these trees are located on the
proposed outlot. Ten ornamental trees and || evergreen trees are also proposed on the site.
Alternative compliance is required.

Sites are required to incorporate at least one shrub per 100 square feet of the required landscaped
area. The requirement for this site is 41 shrubs and the applicant is proposing only 26 shrubs on
the site with 3 additional shrubs in the public right-of-way. This requires alternative compliance.
With the exception of several areas of rock mulch, the remainder of the required landscaped area
is covered with native grasses, perennial flowering plants, shrubs and other trees. The outlot south
of the alley would be entirely covered with rock mulch. Additional rock mulch would be located
along the sides of the pedestrian promenade. Alternative compliance is required.

Table 3. Landscaping and Screening Requirements

Code Requirement Proposed
Lot Area - 35,407 sq. ft.
Building Footprint - 14,958 sq. ft.
Remaining Lot Area - 20,449 sq. ft.
Landscaping Required 4,099 sq. ft. 11,418 sq. ft.
Canopy Trees (1:500 sq. ft.) 8 trees I3 trees
Shrubs (1:100 sq. ft.) 41| shrubs 26 shrubs

Parking and loading landscaping and screening — Requires alternative compliance

While all parking is accommodated underground, the applicant is proposing a loading area north of
the alley. This loading area is subject to the screening and landscaping requirements for loading
areas per section 530.170 because it fronts on Grand Avenue.

Along Grand Avenue, a 7 foot landscaped yard is required except where a greater yard is required.
The required front yard is 20 feet in this area. As analyzed in the variance section above, staff is
recommending that the loading area comply with the yard requirement and be at least 20 feet from
the property line. It is currently proposed only 2 feet from the property line. Additionally, a three
foot tall screen at least 60 percent opaque is also required along Grand Avenue, as well as one
tree. The applicant is proposing several shrubs to screen the loading area in a 5 foot wide yard, 3
feet of which are located in the public right-of-way. Alternative compliance is required.

The loading area would be across the alley from a residential use and residential zoning. Therefore,
an on-site landscaped yard at least seven feet in width with at least 95 percent opaque screening is
required. The ten-foot wide outlot complies in terms of size but as it is covered in rock mulch this
is not considered a landscaped yard. Alternative compliance is required.

Information included in the landscape plan indicates that the plant materials, and installation and
maintenance of the plant materials, would comply with sections 530.200 and 530.210 of the zoning
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code, with the exception of the proposed caliper size of the trees. Staff therefore recommends a
condition of approval that the plant materials, and the installation and maintenance of the plant
materials, would comply with sections 530.200 and 530.210 of the zoning code.

All other areas not occupied by buildings, parking and loading facilities, or driveways would be
covered with native grasses, perennials, shrubs, and trees. Rock mulch is proposed on either side of
the pedestrian path north of the building as well as covering the entire outlot. Rock mulch does not
meet the intent of the landscaping requirements. Alternative compliance is required.

ADDITIONAL STANDARDS

Concrete curbs and wheel stops — Meets requirements

There are no surface parking spaces proposed on the site. The loading area would be defined by a
continuous concrete curb.

Site context — Meets requirements

Views of the Midtown Greenway or other important elements of the city should not be obstructed
by the proposed building.

This building should have minimal shadowing effects on public spaces and adjacent properties for
most of the year. See shadowing analysis in the conditional use permit analysis section above.

The building has been designed to minimize the generation of wind currents at ground level.

Crime prevention through environmental design — Meets requirements

The site plan employs best practices to increase natural surveillance and visibility, to control and
guide movement on the site, and to distinguish between public and non-public spaces. The
pedestrian promenade would be open to the public with various design features such as
landscaping, stairs, and gates for the individual units adjacent to the path. These features will
delineate between public and private space.

The proposed site, landscaping, and buildings promote natural observation and maximize
opportunities for people to observe adjacent spaces and public sidewalks.

The project provides lighting on site, at all building entrances, and along walkways that will maintain
a minimum acceptable level of security while not creating glare or excessive lighting of the site.

The landscaping, sidewalks, lighting, fencing, and building features are located to clearly guide
pedestrian movement on or through the site and to control and restrict people to appropriate
locations. The pedestrian promenade would be open to the public, which would be made clear as
no gates are proposed from Grand Avenue or Harriet Avenue, and various design features are
proposed along the promenade to delineate between public and private space of the walk-ups as
noted above.

The entrances, exits, signs, fencing, landscaping, and lighting are located to distinguish between
public and private areas, to control access, and to guide people coming to and going from the site.

Historic preservation — Meets requirements

This site is neither historically designated nor is it located in a historic district. The site is adjacent
to the Midtown Greenway, or Chicago Milwaukee and St. Paul Railroad Grade Separation which is
a designated historic district on the National Register of Historic Places. The district is not locally
designated. The adjacent bridges over Grand Avenue and Harriet Avenue are considered
contributing resources to the historic district. Although the subject properties are not located
within the historic district boundaries, the vertical plane down to the trench is defined by the
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earthen slope which is located on these subject properties. Work associated with the proposed
development will not alter the existing slope down to the Greenway.

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

The proposed use is permitted in the R5 District.

Off-street Parking and Loading - Requires variance(s)

e The applicant is proposing to accommodate 96 parking spaces in two levels of underground
parking. The off-street vehicle parking requirement is one space per dwelling unit. Because the
property is located within one-quarter mile of a bus transit stop with midday service headways of
fifteen minutes or less, the minimum parking requirement is reduced by fifty percent, for a total
requirement of 56 spaces (see Table 4).

e The minimum bicycle parking requirement is one space for every two dwelling units, or 56 bicycle
spaces. The applicant is proposing 127 bicycle parking spaces including wall mounted bike racks
located between each parking space in the underground parking areas (see Table 5).

e The off-street loading requirement for multiple-family dwellings with 100-250 dwelling units is one
small loading space. Small loading spaces are required to be at least 10 feet wide by 25 feet. The
applicant is proposing a loading area north of the alley which is 8 feet 7 inches wide by 77 feet (see
Table 6). This requires a variance, which staff has recommended approval of above.

Table 4. Vehicle Parking Requirements Per Use (Chapter 541)

g q Total with | Maximum
Use Minimum Reductions Reductions | Allowed Proposed
Residential Dwellings 1 Transit Incentives (55) 56 - -
- - 56 - 96
Table 5. Bicycle Parking Requirements (Chapter 541)
Use Minimum Short-Term Long-Term Proposed
Residential Dwellings 56 -- Not less than 90% 127
56 - - 127
Table 6. Loading Requirements (Chapter 541)
Use Loading Requirement Proposed
Residential Dwellings One small One space — not meeting dimensions for small

loading space

Building Bulk and Height - Requires conditional use permit

e The proposal complies with the maximum floor area ratio of 2.4. The site is 35,407 square feet in
size with a gross floor area of 81,910 square feet, which equals a floor area ratio of 2.3 (see Table
7). This lot area does not include the dedicated alley but does include both the developable lot and
the outlot. The applicant has requested a conditional use permit to increase the height of the
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building from 4 stories or 56 feet to six stories, 74 feet. Staff is recommending approval of that

application as analyzed above.

Table 7. Building Bulk and Height Requirements

Code Requirement Proposed
Lot Area - 35,407 sq. ft. / 0.81 acres
Gross Floor Area - 81,910 sq. ft.
Floor Area Ratio (Maximum) 2.4 2.31

Building Height (Maximum)

4 stories or 56 feet, whichever is less

6 stories / 74 ft.

Lot Requirements — Meets requirements

e The lot area utilized for the purpose of calculating impervious surface coverage and lot coverage
includes the dedicated alley, for a total of 37,472 square feet. Impervious surfaces cover 23,648
square feet, or 63 percent of the site. The lot is 42 percent covered by principal structures
(including the green roof of the parking garage that extends above ground), or 15,835 square feet

(see Table 8).
Table 8. Lot Requirements Summary
Code Requirement Proposed
Dwelling Units (DU) - 11 DUs
Density (DU/acre) - 137 DU/acre

Lot Area (Minimum) 5,000 sq. ft. 35,407 sq. ft. / 0.81 acres
Impe.rwous Surface Area 85% 63%
(Maximum)

Lot Coverage (Maximum) 70% 42%

Yard Requirements — Requires variance(s)

e The proposal requires variances of the front yards along Grand Avenue and Harriet Avenue as well
as a variance of the south interior side yard (see Table 9). Staff is recommending approval of these
variances with some conditions as analyzed above.

Table 9. Minimum Yard Requirements

. N Overriding Total
Setback Zoning District Regulations Requirement Proposed
14 ft. building
Front . .
I5 ft. Established — 20 ft. 20 ft. 2 ft. loading area
(East - Grand) )
0 ft. obstructions
Front 5 ft.
I5 ft. - I5 ft.
(West - Harriet) 0 ft. balconies
Interior Side I5 ft. - I5 ft. 28 ft.
(North)
Interior Side 15 ft. - 15 ft. 5 ft.
(South)
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Signs — Meets requirements

e All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a
separate sign permit application for any signage that is proposed. No specific signage is proposed at
this time. Multiple-family dwellings on a lot of this size are allowed one non-illuminated, flat wall
identification sign less than thirty-two square feet in area and fourteen feet high. On corner lots,
properties are permitted to have two such signs. Because the property is located on a through lot,
staff has determined that two such signs would be permitted as would be permitted on a corner
lot.

Screening of Mechanical Equipment — Meets requirements with Conditions of Approval

e All mechanical equipment is subject to the screening requirements of Chapter 535 and district
requirements, including:

535.70. Screening of mechanical equipment.

a) In general. All mechanical equipment installed on or adjacent to structures shall be arranged so
as to minimize visual impact using one (1) of the following methods. All screening shall be kept
in good repair and in a proper state of maintenance.

I) Screened by another structure. Mechanical equipment installed on or adjacent to a
structure may be screened by a fence, wall or similar structure. Such screening
structure shall comply with the following standards:

a. The required screening shall be permanently attached to the structure or the
ground and shall conform to all applicable building code requirements.

b. The required screening shall be constructed with materials that are
architecturally compatible with the structure.

c. Off-premise advertising signs and billboards shall not be considered required
screening.

2) Screened by vegetation. Mechanical equipment installed adjacent to the structure
served may be screened by hedges, bushes or similar vegetation.

3) Screened by the structure it serves. Mechanical equipment on or adjacent to a
structure may be screened by a parapet or wall of sufficient height, built as an integral
part of the structure.

4) Designed as an integral part of the structure. If screening is impractical, mechanical
equipment may be designed so that it is balanced and integrated with respect to the
design of the building.

e The applicant is proposing individual HVAC units for each dwelling unit which have been designed
with the intent that they appear as an integral part of the structure. Some are incorporated within
the window design. The applicant has also shown the location of additional rooftop mechanical
equipment but has not indicated how these would be screened. Staff recommends as a condition of
approval that all rooftop mechanical equipment shall be required to comply with the standards
above.

Refuse Screening — Meets requirements

e All refuse and recycling storage containers are subject to the screening requirements in Chapter
535. All refuse and recycling storage containers are located within the building.

Lighting — Meets requirements with Conditions of Approval

e Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code,
including:
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535.590. Lighting.

a) In general. No use or structure shall be operated or occupied as to create light or glare in such
an amount or to such a degree or intensity as to constitute a hazardous condition, or as to
unreasonably interfere with the use and enjoyment of property by any person of normal
sensitivities, or otherwise as to create a public nuisance.

b) Specific standards. All uses shall comply with the following standards except as otherwise
provided in this section:

1) Lighting fixtures shall be effectively arranged so as not to directly or indirectly cause
illumination or glare in excess of one-half (1/2) footcandle measured at the closest
property line of any permitted or conditional residential use, and five (5) footcandles
measured at the street curb line or nonresidential property line nearest the light
source.

2) Lighting fixtures shall not exceed two thousand (2,000) lumens (equivalent to a one
hundred fifty (150) watt incandescent bulb) unless of a cutoff type that shields the light
source from an observer at the closest property line of any permitted or conditional
residential use.

3) Lighting shall not create a sensation of brightness that is substantially greater than
ambient lighting conditions as to cause annoyance, discomfort or decreased visual
performance or visibility to a person of normal sensitivities when viewed from any
permitted or conditional residential use.

4) Lighting shall not create a hazard for vehicular or pedestrian traffic.

5) Lighting of building facades or roofs shall be located, aimed and shielded so that light is
directed only onto the facade or roof.

e The applicant is proposing several light fixtures. The lighting plan submitted does not provide the
information necessary to ensure compliance with the above standards. Therefore staff is
recommending as a condition of approval that a lighting plan indicating compliance with the
standards above shall be provided prior to building permit issuance.

Fences — Meets requirements

e Fences must comply with the requirements in Chapter 535. The applicant is proposing one three
foot six inch tall aluminum picket fence along the top of the retaining wall north of the building. No
other fences are proposed.

Specific Development Standards — Meets requirements

e The applicant’s proposal meets the specific development standards for multiple-family dwellings in
Chapter 536.

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

The Minneapolis Plan for Sustainable Growth identifies the site as Urban Neighborhood on the future land
use map. In addition to the policies analyzed previously, the proposed development is consistent with
the following principles and policies outlined in the comprehensive plan:

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.

20
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10.4.2  Promote the development of new housing that is compatible with existing
development in the area and the best of the city’s existing housing stock.

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.

10.6.6 Integrate transit facilities and bicycle parking amenities into the site design.
Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities.

10.18.1  Require that parking lots meet or exceed the landscaping and screening requirements
of the zoning code, especially along transit corridors, adjacent to residential areas, and
areas of transition between land uses.

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.

10.19.1 In general, larger, well-placed, contiguous planting areas that create and define public
and private spaces shall be preferred to smaller, disconnected areas.

10.19.2  Plant and tree types should complement the surrounding area and should include a
variety of species throughout the site that include seasonal interest. Species should be
indigenous or proven adaptable to the local climate and should not be invasive on
native species

10.19.6  Green roofs, living walls, and porous pavement are encouraged but are not meant to
be a substitute for ground-level landscaping of sites as landscaping provides both a
natural amenity and aesthetic beauty to the urban landscape.

Urban Design Policy 10.22 Use Crime Prevention Through Environmental Design
(CPTED) principles when designing all projects that impact the public realm, including
open spaces and parks, on publicly owned and private land.

10.22.3  Design the site, landscaping, and buildings to promote natural observation and
maximize the opportunities for people to observe adjacent spaces and public
sidewalks.

10.22.4 Provide on-site lighting at all building entrances and along walkways that maintains a
minimum acceptable level of security while not creating glare or excessive lighting of
the site.

10.22.5 Locate landscaping, sidewalks, lighting, fencing and building features to clearly guide
pedestrian movement on or through the site and to control and restrict people to
appropriate locations.
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10.22.7 Locate entrances, exits, signs, fencing, landscaping, and lighting to distinguish between
public and private areas, control access, and to guide people coming to and going from
the site.

CPED finds that the proposed development is in conformance with the above policies of The Minneapolis
Plan for Sustainable Growth.

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

The site is located within the boundaries of both the Midtown Greenway Land Use and Development Plan
and the Lyn-Lake Small Area Plan. Both plans designate the future land use of this site to be high-density
housing. The subject proposal would have a density of 137 dwelling units/acre, slightly higher than the
upper limit of high-density housing noted in both plans to be 120 dwelling units/acre. The subject site is
located two blocks from Lyndale Avenue, a Commercial Corridor, one block from the Lyn-Lake Activity
Center, and one block from Lake Street, a Commercial Corridor. Staff finds that the site’s proximity to
these land use features supports the higher density proposed at this site.

The Midtown Greenway Land Use and Development Plan is intended to guide future development in the
corridor. The plan establishes several Greenway-supportive development principles that are applicable
to the subject proposal:

e Promote a safe, vibrant and active environment with calmed streets and widened sidewalks. Focus
investments toward developing an enlivened, pedestrian-friendly public realm.

e Encourage redevelopment projects to be transit-supportive by integrating bicycle and pedestrian
amenities as well as accessible and visually appealing transit stops into projects.

e Promote development that reinforces appropriate architectural scale and relates to adjacent land
uses. Employ development strategies that minimize Greenway and adjacent property shadowing.

e Use new development, the pedestrian environment and open space to promote an integrated
relationship between the Greenway floor and the Greenway edge/rim, fostering a sense of place and
community.

e Develop a premier public edge along both sides of the Greenway, including a more pedestrian and
bicycle-friendly 29t Street and public promenades.

e Promote Greenway safety and comfort through environmental design features such as doors
located on the street or Greenway as appropriate, windows facing public space and the relocation
of service doors away from the public realm.

In the plan, this site is designated for Urban-Oriented development intensity, which notes that buildings
should be up to five stories in height. The plan also notes that developments should mitigate
development intensity by incorporating open space visible from the public realm and stepping back the
mass of building from adjacent properties and the Greenway. Primary entrances of buildings are
encouraged to face the public street, while balconies, windows, and entries oriented toward the
Greenway are also strongly encouraged.

The plan also emphasizes the importance of solar access to the Greenway. Stepping back the mass of
future buildings along the south side of the Greenway is one of several recommendations provided in
the plan in order to minimize shadowing. Additionally, the plan notes that buildings should step down at
the boundary between higher density districts and lower density districts and existing residential
neighborhoods. The building’s shadowing impact has been analyzed above.
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A primary recommendation of the plan is to provide a linear public “promenade” or walkway wherever
possible between private development and the Midtown Greenway, in order to develop a premier
public edge along both sides of the Greenway. These promenades create a street-level pedestrian
network and visual connections between the Greenway and adjacent spaces. The plan identifies this site
as a recommended location for a promenade. The plan notes that wherever possible, a minimum of 12
feet of public realm should be provided between private development and the Midtown Greenway right
of way for a publicly accessible pedestrian promenade. This includes at least an 8 foot sidewalk with a
transition between the promenade and private development including a decorative wall, fence, or
landscaping. The fence and landscaping should maintain visibility between spaces over 32 feet to ensure
the safety and desirability of the promenade.

The Lyn-Lake Small Area Plan also identifies the future land use of this site as high-density housing. The
plan also recommends the creation of a promenade along the Greenway as properties are redeveloped.
It also notes that several recent developments had included a promenade. Stepped down building
heights, a transition of uses, and buffering to adjacent residential areas is encouraged. In addition,
shadowing of sidewalks and the Midtown Greenway should be minimized to ensure as comfortable of a
pedestrian environment as possible.

The proposed development incorporates bicycle and pedestrian amenities into the site plan. The
building has been designed with significant setbacks of the fifth and sixth story, as well as varied setbacks
of the building overall, in order to minimize shadowing of the Greenway and adjacent properties. The
incorporation of a new east-west promenade promotes an integrated relationship between the
Greenway floor and Greenway edge. The building has many windows on all elevations. Primary
entrances face the public street while balconies, windows, and ground floor entries are present on the
Greenway-facing elevation as well.

While the building height does not step down towards the lower density R2B zoned properties south of
the proposal, the dedication of a new alley provides adequate separation between the uses. The western
half of the building is adjacent to an industrially-zoned building.

The promenade feature includes a walkway that varies in width from 4 foot 6 inches to 5 feet in places.
The narrower portion of the walkway is due to constraints associated with the location of a retaining
wall. Lining the path would be | to 2 feet of rock mulch. The individual gates for walk-up units adjacent
to the promenade would be located | foot off the path back, with landscaping in between. The height of
features would retain visibility as recommended. Although the walkway is 3 to 3 'z feet narrower than
that recommended by the plan, staff finds that in providing an east-west pedestrian connection, the
proposal meets the intent of this guidance. To ensure that the proposal retains this proposed east-west
promenade connection shown in the submitted plans, staff recommends a condition of approval that
gates shall not be incorporated in the design in accordance with applicable policies of the comprehensive
plan and small area plan. Overall, the proposed development is in conformance with the applicant plans
adopted by the City Council.

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:

e General landscaping and screening — required canopy trees. At least one canopy tree is
required per 500 square feet of the required landscaped area. The applicant is proposing 34 trees
on the site with 6 additional trees proposed in the public right-of-way. The tree requirement for
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the site is 8 canopy trees and the applicant is proposing a total of |3 trees that meet the definition
of a canopy tree. However, |2 of these trees are located on the proposed outlot, not on the
developable site. Ten ornamental trees and | | evergreen trees are proposed on the site. Staff finds
that although the on-site trees proposed do not meet the definition of a canopy tree, the applicant
is providing trees well in excess of the requirement as well as replacing trees in the public right-of-
way. This alternative mitigates any adverse impacts of the reduction in on-site canopy trees. Staff
recommends granting alternative compliance.

General landscaping and screening — required shrubs. At least one shrub is required per
100 square feet of the required landscaped area. The requirement for this site is 41 shrubs and the
applicant is proposing only 26 shrubs on the site with 3 additional shrubs in the public right-of-way.
Staff does not find that alternatives have been provided to address the reduction in shrubs on the
site, and finds that meeting the required number of shrubs on site would be reasonable. Therefore,
a condition of approval requiring 41 shrubs is recommended.

General landscaping and screening. There are several areas where rock mulch is proposed,
including along the pedestrian path and in the outlot area. While staff finds that rock mulch is
reasonable along the pedestrian path, rock mulch does not meet the intent of landscaping
requirements and is not recommended to be approved to be utilized in lieu of wood mulch or
other landscaping in the outlot area.

Parking and loading landscaping and screening along a public street. Along Grand
Avenue, a 7 foot landscaped yard is required except where a greater yard is required. The required
front yard is 20 feet in this area. The applicant is proposing 6 shrubs to screen the loading area in a
5 foot wide yard, 3 feet of which are located in the public right-of-way. As analyzed in the variance
section above, staff is recommending that the loading area comply with the yard requirement and
be moved to 20 feet from the property line where it is currently only 2 feet from the property line.
Additionally, a three foot tall screen at least 60 percent opaque is also required, as well as one tree.
Staff does not recommend granting alternative compliance for these standards as the alternative
would not adequately screen the loading area from the public street. Therefore, staff recommends
that the loading area shall be landscaped and screened with at least a 7 foot wide landscaped yard
which incorporates both a three foot tall screen at least 60 percent opaque, and one tree. Staff
would further encourage the applicant to landscape the entire 20 foot required yard.

Parking and loading landscaping and screening across an alley from a residential use.
The loading area would be across the alley from a residential use and residential zoning. Therefore,
a landscaped yard at least seven feet in width with at least 95 percent opaque screening is required.
The ten-foot wide outlot complies in terms of size but as it is covered in rock mulch this is not
considered a landscaped yard. Additionally, the tall columnar deciduous trees proposed would not
meet the screening requirements. Since the loading area is separated by the public alley and the
outlot and is not directly adjacent to the residential use, staff finds that a screen only three feet in
height and sixty percent opaque would be adequate. Staff recommends a condition of approval that
requires a three foot, sixty percent opaque screen, such as evergreen shrubs, be provided in the
outlot area to screen the loading area. Additionally, staff recommends a condition of approval that
the applicant shall replace the rock mulch on the outlot area with turf grass, shrubs, perennials,
wood mulch, or a combination thereof to create a more attractive buffer from the adjacent
residential use.

Landscaping of other areas. All other areas not occupied by buildings, parking and loading
facilities, or driveways would be covered with native grasses, perennials, shrubs, and trees. As
noted above, there are several areas where rock mulch is proposed, including along the pedestrian
path and in the outlot area. While staff finds that rock mulch is reasonable along the pedestrian
path, rock mulch does not meet the intent of landscaping requirements and is not recommended to
be approved to be utilized in lieu of wood mulch or other landscaping in the outlot area as noted
above.
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The Department of Community Planning and Economic Development has analyzed the application for a
preliminary plat based on the following findings:

l.

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

A lot, outlot, and dedicated alley are proposed. In order to accommodate a corner cut for the alley,
a strip of unbuildable land would remain. Any lot which due to the existing grade, physical
conditions, hazard of flooding, or of a size, shape or in a location not conforming to these
regulations and therefore not suitable for development, may be platted as an outlot.

The subdivision is in conformance with the applicable zoning code regulations and policies of the
comprehensive plan, as evaluated above. However, it requires a variance to the subdivision
regulations to allow a lot with more than five sides for a multi-family residential building. The
applicant is proposing to vacate the existing public alley and dedicate a new alley. In order to
accommodate a corner cut for the alley, an outlot would remain south of the alley. Due to this
location of the vacation and the dedicated alley extension to Grand Avenue, the resulting property
line has six sides.

Subdivision Regulations:

598.310. Variances. Where the planning commission finds that hardships or practical difficulties may
result from strict compliance with these regulations, or that the purposes of these regulations may be served
to a greater extent by an alternative proposal, it may approve variances to any or all of the provisions of this
chapter. In approving variances, the planning commission may require such conditions as it deems
reasonable and necessary to secure substantially the objectives of the standards or requirements of these
regulations. No variance shall be granted unless the planning commission makes the following findings:

(1) There are special circumstances or conditions dffecting the specific property such that the strict
application of the provisions of this chapter would deprive the applicant of the reasonable use of land.

The applicant is proposing to vacate the existing alley and dedicate a new alley extending to Grand
Avenue. Due to the dimensional requirements of the new alley, a corner cut is required, which
creates an outlot south of the dedicated alley. The resulting property line north of the alley would
jog because of the location of the adjacent property to the south along Harriet Avenue. In order to
accommodate a loading area, additional landscaping, areas for mechanical equipment, and other
necessary building functions without pushing the proposed building further towards the Midtown
Greenway, the property line jogs south approximately 14 feet, creating a 6-sided lot. The proposed
lot configuration will allow for reasonable use of the property considering the location of the
dedicated alley.

(2) The granting of the variance will not be detrimental to the public welfare or injurious to other property in
the area in which the property is located.

Granting the variance to create a 6 sided lot should not be detrimental to the public welfare or
injurious to other property in the vicinity as a newly dedicated alley would be provided. The
proposed lot configurations will have no impact beyond the property lines.

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 applicant is proposing to consolidate several existing platted lots into two new lots and dedicate
an alley extension to Grand Avenue. The proposed plat would not be injurious to the use and
enjoyment of other property in the immediate vicinity, nor would it be detrimental to present and
surrounding land uses. The plat should not substantially add to 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.

The site is basically level with the exception of grade changes near the Greenway, where the
northernmost portion of the site slopes down significantly toward the Greenway. However, the
applicant is not proposing to develop any portions of the site with steep slope and these grade
changes should not impact the ability to develop the property. The site does not present other
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.

The proposed lot is buildable, has street frontage on two streets, and is suitable for the proposed
use.

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.

The proposed plat makes adequate provision for stormwater runoff. The Surface Waters and
Sewers division of Public Works Department has initially reviewed the project for appropriate
drainage and stormwater management. Specific comments related to stormwater can be found in
the attached PDR report.

The applicant is proposing to vacate a portion of the existing alley. The applicant intends to use the
vacated alley as part of a developable area to construct a multiple-family dwelling. To prevent the
creation of a dead end alley, a new east-west alley segment would be constructed and dedicated to
allow access from Grand Avenue.

The area to be vacated is legally described as follows:

That part of the North - South Alley donated and dedicated to the public in Block 6, Excelsior
Addition to Minneapolis, according to the recorded plat thereof, Hennepin County, Minnesota,
lying South of a line drawn from a point on the West line of Lot |, said Block 6, distant |12 feet
North of the Southwest corner thereof to a point on the East line of Lot 16, said Block 6,
distant |12 feet North of the Southeast corner thereof, and lying North of a line drawn from a
point on the West line of Lot 4, said Block 6, distant 14 feet south of the Northwest corner
thereof, to a point on the East line of Lot |3, said Block 6, distant 14 feet South of the
Northeast corner thereof;

And

The South 12 feet of Lot |, Block 6, Excelsior Addition to Minneapolis, Hennepin County,
Minnesota.
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RESPONSES FROM UTILITIES AND AFFECTED PROPERTY OWNERS. Minneapolis Public
Works has reviewed the vacation petition and recommends approval. Public Works is also working with
the applicant regarding additional excess right of way controlled land, 2900 Grand Avenue and 2905
Harriet Avenue, which would be purchased and utilized as part of the developable area. Of the
responses received regarding the vacation, there were no objections and no easements requested,
except from CenturylLink. CPED staff encourages the applicant to continue to work directly with
CenturyLink moving forward. Staff recommends that an easement be granted over the described area to
be vacated at this time.

FINDINGS. A dead-end alley would not be created if a new east-west segment is constructed with
access to Grand Avenue South. The Department of Public Works and the Department of Community
Planning and Economic Development find that the area proposed for vacation is not needed for any
public purpose, and it is not part of a public transportation corridor, and that they can be vacated if any
easements requested above are granted by the petitioner.

FOR REZONINGS ONLY

ZONING PLATE NUMBER. 25
LEGAL DESCRIPTION.

Lots 2—4 and 14-15, Block 6, Excelsior Addition to Minneapolis, according to the recorded plat thereof,
Hennepin County, Minnesota; and the North 28 feet of Lot |, Block 6, Excelsior Addition to
Minneapolis, according to the recorded plat thereof, Hennepin County, Minnesota, together with the
Easterly 1/2 of vacated alley which accrued thereto by reason of the vacation thereof; and Lot 16, Block
6, including the adjacent half of alley vacated, Excelsior Addition to Minneapolis, according to the
recorded plat thereof, Hennepin County, Minnesota.

RECOMMENDATIONS

The Department of Community Planning and Economic Development recommends that the City
Planning Commission adopt staff findings for the applications by Tushie Montgomery for the properties
located at 2903, 2905, 2907, and 2911 Harriet Avenue South & 2900, 2904, 2910, and 2912 Grand
Avenue South:

A. Rezoning the property located at 2903, 2905, 2907, and 291 | Harriet Avenue South
from the Il District to the R5 District and the property located at 2900, 2904, 2910,
and 2912 Grand Avenue South from the R2B District to the R5 District.

Recommended motion: Approve the application for a rezoning.

B. Conditional Use Permit to increase height from 4 stories or 56 feet to 6 stories, 74
feet in the in the R5 District.

Recommended motion: Approve the application for an increase in maximum height, subject to
the following conditions:

I. 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.
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. Variance of the required front yard on Grand Avenue South.

Recommended motion: Approve the application for a variance of the required front yard on
Grand Avenue South from 20 feet (established) to 14 feet for the building, 2 feet for a loading
area, and 0O feet for stairs, landings, and the green roof of the parking garage below, subject to
the following conditions:

I. The proposed loading area shall comply with the established 20 foot required yard.
. Variance of the required front yard on Harriet Avenue South

Recommended motion: Approve the application for a variance of the required front yard on
Harriet Avenue South from |5 feet to 4 feet for the building and O feet for balconies.

. Variance of the required south interior side yard.

Recommended motion: Approve the application for a variance of the south interior side yard
from |5 feet to 5 feet.

. Variance of the loading requirement.

Recommended motion: Approve the application for a variance of the loading requirement to
allow a space narrower than the required dimensions for a small loading space, subject to the
following conditions:

I. The loading zone shall be designed with visual separation between the public alley and the
private loading area and shall be signed as a loading area with private signage.

. Site Plan Review for a new six-story, | | |-unit building.

Recommended motion: Approve the application for a new six-story, | | I-unit building, subject
to the following conditions:

I. All site improvements shall be completed by March 28, 2018, unless extended by the Zoning
Administrator, or the permit may be revoked for non-compliance.

2. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans
before building permits may be issued.

3. The plant materials, and installation and maintenance of the plant materials, shall comply
with sections 530.200 and 530.210 of the zoning code.

4. All mechanical equipment shall be screened in compliance with Section 535.270 of the
zoning code.

5. A lighting plan indicating compliance with Section 535.590 of the zoning code shall be
provided.

6. In accordance with the plans submitted in the application, as well as the applicable policies of
the comprehensive plan and small area plan, gates along Grand Avenue and Harriet Avenue
shall not be incorporated in the design of the promenade.

7. The final landscaping plan shall incorporate 41 shrubs on the developable site.

8. The final landscaping plan shall provide a seven foot landscaped yard along Grand Avenue
that incorporates one tree and screening of the loading area that is three feet in height and
not less than 60 percent opaque, as required by section 530.170 of the zoning code.

9. The final landscaping plan shall provide screening of the loading area that is three feet in
height and not less than 60 percent opaque in the outlot area.

10. The rock mulch on the outlot shall be replaced with turf grass, shrubs, perennials, wood
mulch, or a combination thereof to create a more attractive buffer from the adjacent
residential use.
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H. Preliminary Plat (PL-303).
Recommended motion: Approve the preliminary plat.
I. Vacation of part of an alley (Vac-1652).

Recommended motion: Approve the vacation of the portion of the alley, subject to the
retention of easements by CenturyLink.

ATTACHMENTS

Zoning map

Aerial photo

PDR report

Vac-1652 map and Public Works letter
Written description and findings submitted by applicant
Site survey

Plans

Building elevations

9. Shadow study

10. Renderings

I'l. Photos

12. Correspondence
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Minneapolis Development Review
250 South 4™ Street

Room 300

Minneapolis, MN 55415

Preliminary Development Review Report

Development Coordinator Assigned: DONALD ZART
(612) 673-2726
don.zart@minneapolismn.gov

Status * Tracking Number: PDR 1001402
RESUBMISSION Applicant: SOLHEM
REQUIRED 701 2ND ST N, SUITE 107
MINNEAPOLIS, MN 55401
Site Address: 2903 HARRIET AVE

2905 HARRIET AVE
2907 HARRIET AVE
2911 HARRIET AVE
2900 GRAND AVE S
2900 GRAND AVE S
2904 GRAND AVE S
2910 GRAND AVE S
2912 GRAND AVE S
Date Submitted: 27-JAN-2016

Date Reviewed: 05-FEB-2016

Purpose

The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their
proposed development. City personnel, who specialize in various disciplines, review site plans to identify issues
and provide feedback to the Customers to assist them in developing their final site plans.

The City of Minneapolis encourages the use of green building techniques. For additional information please check
out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp.

DISCLAIMER: The information in this review is based solely on the preliminary site plan submitted. The
comments contained in this report are preliminary ONLY and are subject to modification.

Project Scope
Proposed 110 unit multifamily building consisting of 6 stories with 2 stories of below grade parking.

Review Findings (by Discipline)

O Business Licensing
e There is no Business License requirement at this time.

*Approved: You may continue to the next phase of developing your project.
*Resubmission Required:  You cannot move forward or obtain permits until your plans have been resubmitted and approved.
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O Zoning - Planning

Based on a cursory review of the plans submitted, the following land use applications will be required:
« Rezoning from 11 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 ( 1 small loading space, 10" x 25' required for
buildings with over 100 dwelling units)
«  Site plan review
Alley vacation
. Plat
Loading space needs to be screened from the street with 7 foot landscaped yard, screening at least 3 feet in
height and 60% opaque, and at least 1 tree. Alternative compliance will be required if not meeting this
screening requirement. (530.170)
Rock mulch is not permitted in landscaped areas and would require alternative compliance (see 530.180).
Rock mulch shall not be used or if alternative compliance is requested, rock mulch shall be of a size that will
not easily migrate into adjacent walkways or right-of-way.
On the preliminary plat sheet, the "Parcel C" should not be shown as a separate parcel - this land will be
appropriated to the neighboring 2913 Harriet Ave S parcel as part of the alley vacation, not made a separate
parcel.
Other issues may be identified upon further review.

O Sewer Design
Groundwater:

Please update the Groundwater Statement on Sheet C2.0 to identify if groundwater discharges are proposed to
the sanitary sewer system as well.

Surface Drainage:

The grading of the alley corner should be in conformance with that shown on City standard detail plate
ROAD-3001-R1. Please adjust and provide spot elevations accordingly in this location. Detail plate ROAD-
3001-R1 should also be included in the plans.

Please identify the first floor elevation and lowest floor elevation on the grading plan.

Utility Connections: Please provide the relevant information on the proposed sanitary sewer connection
(inverts, slope, etc.)

Erosion Control:

It is highly recommended that the existing slope on the north side of the property not be disturbed. If the
slope must be disturbed to accommodate the proposed construction, stabilization practices designed for steep
slopes should be utilized and identified on the erosion and sediment control plan. Additional erosion and
sediment control devices and practices should also be provided.

For comments or questions on Public Works Surface Water & Sewers Division related requirements please
contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov

Q Historical Preservation Committee

PDR Report ver 3.0 (PDRR1.doc)

The wrecking of any existing structures requires a historic review as part of the wrecking permit process. A
licensed wrecking contractor is required to obtain this permit.
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O Addressing

e The proposed address for the main apartment entrance will be 2905 Harriet Ave.
e When assigning suite numbers to the interior dwelling spaces the following guidelines apply:

. The first one to two digits of the suite sequence number will designate the floor number of the
site.

«  The last two digits of the suite sequence number will designate the unique ID for the unit
(condo, suite, unit, or apartment).

«  Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not
common areas. For example, laundry rooms, saunas, workout rooms, etc., would not be assigned
numbers.

. Please provide each condo, suite, unit or apartment number.

e This building is also considered to have a parking ramp per MCO Chapter 108. As such, within 5 years of the
date of the certificate of occupancy being issued, the parking ramp will be required to have annual inspections
and apply for a Ramp Operating Certificate.

Q Parks - Forestry

e Contact Craig Pinkalla (cpinkalla@minneapolisparks.org), Telephone (612)-499-9233 regarding removal or

protection of trees during construction in the city right of way.

Identify propsoed tree removals on plan.

Show replacement trees on Lanscape plan

Bur Oak selection for replacement blvd. trees is approved.

Add tree planting detail to landscape plan.

Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted

an update to the existing Parkland Dedication Ordinance.

e The adopted City of Minneapolis Parkland Dedication ordinance is located in Section 598.340 of the City's
Land Subdivision ordinance:

e http://library.municode.com/index.aspx?clientld=11490

e Asadopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded
per ordinance) and for commercial and industrial development it is $202.80 per development employee (as
defined in ordinance). Any dedication fee (if required) must be paid at the time of building permit issuance.
There is also an administration fee that is 5% of the calculated park dedication fee.

e As proposed, for your project, The Harriet Apartments, the calculated dedication fee is as follows:

e Residential - 110 x $1521 = $167,310
e Administrative Fee - 5% of $167,310 (capped at $1,000) = $ 1,000
e Minus credit for existing structures (3x1521=$4,563) - $4,563
e Total = $163,747

e Thisis a preliminary calculation based on your current proposal; a final calculation will be made at the time
of building permit submittal.
o For further information, please contact Don Zart at (612)673-2726

Q Water

e Separate water service lines are required; a combination water service will not be allowed due to the height of
the proposed building (pumps are not allowed on combination lines). Meters shall be set at the point where
the service line enters the building and shall be set in a location where it is easily assessable. Domestic
service lines larger than three inches require a Bypass Assembly (see attachment). Please contact Rock
Rogers at (612) 673-2286, to review domestic and fire service design, connections, and sizes.

Q Sidewalk

e The proposed sidewalks at the new alley access point are shown incorrectly on the Architectural Site Plan
(and elsewhere throughout the site plans) with ADA pedestrian ramps (see Street Design comments). The
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sidewalk grades through the alley drive apron shall remain constant; therefore no ADA pedestrian ramps are
necessary at the alley apron.

Q Right of Way

e An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as:
plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks
and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised
landings, retaining walls, access ramps, and railings (NOTE: railings may not extend into the sidewalk
pedestrian area). Please contact Bob Boblett at (612) 673-2428 for further information.

¢ Note to the Applicant: Any elements of an earth retention system and related operations (such as construction
crane boom swings) that fall within the Public right-of-way will require an encroachment permit application.
If there are to be any earth retention systems which will extend outside the property line of the development
then a plan must be submitted showing details of the system. All such elements shall be removed from the
Public right-of-way following construction with the exception of tie-backs which may remain but must be
uncoupled and de-tensioned. Please contact Bob Boblett at (612) 673-2428 for further information.

e |Inaddition, any elements of an earth retention system and related excavations that fall within the Public right-
of-way will require a "Right-of-Way Excavation Permit". This permit is typically issued to the General
Contractor just prior to the start of construction. However, it is the Applicant's responsibility to insure that all
required permits have been acquired by its consultants, contractors, sub-contractor's prior to the start of work.

o The site plan proposes the vacation of a portion of the existing alley, dedication of new alley right-of-way,
and construction of a new alley connecting to Grand Ave. S.; the Applicant shall work with Bob Boblett at
(612) 673-2428 on the alley vacation process.

QO Street Design

e The plan set contains an Architectural Site Plan, but does not provide for an equivalent Civil Site Plan or
"paving plan"; the Applicant shall provide a "paving plan™ that indicates proposed features such as sidewalk,
curb, driveway aprons, and alley construction.

e The proposed driveway apron at the new alley access point is shown incorrectly on the Architectural Site Plan
(and elsewhere throughout the site plans) with ADA pedestrian ramps. Minneapolis standard driveway
aprons include an integral sidewalk, consequently ADA pedestrian ramps are unnecessary at these locations.
All driveway aprons shall be designed and constructed to City standards. All driveway aprons shall be shown
graphically correct on all related plan sheets; please refer to the standard details included on Sheet C4.0 of the
plans. Details referring to ADA pedestrian ramps on Sheet C4.1 can be removed from the plans.

e The site plan proposes the vacation of a portion of the existing alley and construction of a new alley
connecting to Grand Ave. S. The Applicant shall provide complete plans for the construction of the proposed
alley, including a plan view and centerline profile.

o All proposed alleys shall be designed and constructed to City standards. Please refer to the following:
http://www.minneapolismn.gov/publicworks/plates/public-works road. Add the following details from the
ROAD-3000 Series - Alleys to the plans: ROAD-3000 and ROAD-3001-R1.

¢ In addition to the required sidewalk construction permit, the construction of the proposed alley will require a
Right-of-Way Excavation Permit. As part of that permit, the Applicant (and respective Contractors) are
required to enter into a separate Testing and Inspection Agreement with the Public Works Department. This
agreement outlines the specification requirements for alley construction, performance bond requirements, and
the responsibility of the Applicant to cover the costs for the City Engineering Laboratory testing and
inspection services. For further information regarding this agreement please coordinate with Paul Miller at
(612) 673-3603.

Q Traffic and Parking

e The nature of the proposed development is such that traffic impacts will be an issue; please contact Allan
Klugman at (612) 673-2743 to discuss the requirements of a Travel Demand Management Plan (TDMP).

o All street lighting (existing and proposed) shall be shown clearly on the site plan. Residential low level metal
pole lighting is recommended as part of this project, installed according to the Street Light Policy and
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Standard Supplemental Specs. For any street lighting installed, the city will need to see final plans with
photometric calculations and professional engineer approval. If lighting is not installed with this project, it is
recommended to install conduit according to City specs (this would minimize right-of-way impacts for
potential future lighting projects). Prior to site plan approval, the Applicant shall contact Joseph Laurin at
612-673-5987 to determine street lighting requirements.

The Applicant shall note the location of any existing Metro Transit "bus stops"” on the site plan.

Vehicle ramps into parking structures shall have no more than a 4% slope for the first 20 feet from the right of
way (please indicate slope on the drawings).

The loading zone should be designed with some type of a visual separation between the legal alley and private
loading area and signed with private signage. Current ordinance states that all maneuvers associated with
loading, parking or sanitation pick up for a private development shall occur on private property. Please
provide a narrative explaining truck delivery and trash removal operations and show turning maneuvers for all
truck type vehicles that will be using the loading/parking entrance areas.

Per City Ordinance the Applicant shall provide for (and identify) a solid waste collection point (SWCP) on
the site plans. The location of the SWCP is subject to the review and approval of the Public Works
Department.

Q Environmental Health

If impacted soil is encountered during site activities call the MN State Duty officer at (615) 649-5451.

If dewatering is required during site construction see below for city permit requirements. Subgrade structures
should be designed to prevent infiltration of groundwater without the need for a permanent dewatering system
being installed. If a continuously operating permanent dewatering system is needed it must be approved as
part of the sanitary sewer and storm drain site plan approval prior to construction beginning.

No construction, demolition or commercial power maintenance equipment shall be operated within the city
between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and
state and federal holidays, except under permit. Contact Environmental Services at 612-673-3867 for permit
information.

Permits and approval are required from Environmental Services for the following activities: Temporary
storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and
discharge of accumulated storm water or ground water, underground or aboveground tank installation or
removal, well construction or sealing. Contact Tom Frame at 612-673-5807 for permit applications and
approvals.

A review of the project, permits issued and an inspection from Environmental Service for identification of
equipment and site operations that require annual registration with the City of Minneapolis will occur for this
project.

Q Construction Code Services

60% of the building entrances are required to be accessible. It appears that only one of the two entrances
(50%) is accessible.

Contact Scott Knudson, (612)673-2873 regarding any questions on this.

A SAC determination by the Met Council is required prior to permit issuance. See this link for more

information.
http://www.ci.minneapolis.mn.us/www/groups/public/ @regservices/documents/webcontent/convert 281675.pdf

Q Fire Safety

PDR Report ver 3.0 (PDRR1.doc)

Provide required fire suppression system throughout building.

Fire department connection must be located on the address side of building and within 150 feet of a fire
hydrant - (there is confusion over the actual address of the proposed building - plan shows 2905 Harriet Ave
S).

Provide required fire alarm system throughout building.

Provide and maintain fire apparatus access at all times.
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March 16, 2016

Lisa Steiner
CPED-Planning

250 4™ St. So., Room 300
Minneapolis, MN 55415

RE: Vacating a portion of the alley in Block 6, Excelsior Addition, bounded by
Lake Street West, Grand Avenue, Harriet Avenue, and Midtown Greenway.
(Vacation 1652)

Dear Ms. Steiner:

Public Works staff has reviewed this vacation petition and recommends Approval of
said petition.

The alley portion being vacated is legally described as follows:

That part of the North - South Alley donated and dedicated to the public in
Block 6, Excelsior Addition to Minneapolis, according to the recorded plat
thereof, Hennepin County, Minnesota, lying South of a line drawn from a
point on the West line of Lot 1, said Block 6, distant 12 feet North of the
Southwest corner thereof to a point on the East line of Lot 16, said Block 6,
distant 12 feet North of the Southeast corner thereof, and lying North of a
line drawn from a point on the West line of Lot 4, said Block 6, distant 14
Jfeet south of the Northwest corner thereof, to a point on the East line of Lot
13, said Block 6, distant 14 feet South of the Northeast corner thereof:

And

The South 12 feet of Lot 1, Block 6, Excelsior Addition to Minneapolis,
Hennepin County, Minnesota.

Sincerely,

Don Elwood, Director
Transportation Engineering & Design

Cc: Dennis Morris



February 29, 2016
*Revised March 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 111 unit multifamily building consisting of six stories and approximately
114,619 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 R2B 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 34,136 square feet (.79 acres), not

701 N 2" St #107 Minneapolis Minnesota 55401
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including the alley or the outlost refered to as “Parcel B". The existing pavement and houses

will be removed for construction of the proposed building.
The proposed building:

The proposed building is a 6-story, 111 unit, market rate apartment building, with two stories
of below ground parking. The total gross proposed building square footage is 114,619. There
will be 96 parking stalls for residents of the building. The parking ratio for the building is .86.
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 fagade 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
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 public pedestrian path (open 24 hours) 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. It includes flowering trees, limestone
pathway markers, and viewpoints over the Greenway. We hope this new walk way will someday
be connected to the woonerf and other public amenities envisioned for nearby locations on

the south side of the Greenway.
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Proposed site work:

The site is approximately 34,136 square feet. The first floor footprint of the proposed building
is approximately 14,958 square feet. The building will have 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; a variance for a parcel with more than 5 sides; and a variance
to reduce the loading area width. 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, re-

platting and subdivision.

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 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 walkway 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,

SIS

Curt Gunsbury
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Request for Rezoning:

Requirement:
I1 Light Industrial District (Harriet Parcels); R2B Two Family District (Grand

Parcels).

Requested Rezoning:
R5 Multiple-Family District.

Request for Conditional Use Permit:

Requirement:
The R5 Multiple-Family District allows for 4 stories/56 feet.

Requested Conditional Use Permit:

Conditional use permit 6 stories / 74 feet.

Statement Addressing Required Findings for Conditional Use Permit:

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.

The proposed building is a residential use. The safety and general welfare of both residents
and passersby are of the highest priority. The building is designed to provide “eyes on the
street,” with active spaces fronting the Greenway, Harriet Avenue and Grand Avenue. The
new building will provide a significant improvement to the public safety and general welfare
along Harriet and Grand over the existing uses— vacant lots, a single family rental house,
and a derelict vacant house. The added height of the building is all located within the
stepped back portions of 5" and 6% floor. The additional height will not be detrimental to

or endanger the public health, safety, comfort or general welfare.
The added height of the building allows for a large green space within the site that enables

construction of a pathway connecting Grand and Harriet Avenues.

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
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surrounding property for uses permitted in the district.

The building will not adversely affect neighbors’ ability to use and enjoy their property, nor
will it prevent neighboring properties from being developed or improved in an orderly

manner. This building will be of similar height to other new buildings along the Greenway.

Development of the building will add to the vitality of the neighborhood and will provide
much needed entry-level rental options. In addition, development of the building will add
density and curb appeal to Harriet and Grand, which may be a catalyst for development

and improvement of the surrounding properties.

3) Adequate utilities, access roads, drainage, necessary facilities or other measures, have

been or will be provided.

The proposed project is being developed as a long-term investment in the neighborhood.
It is in the owner's and public’'s best interest to provide utilities, access and facilities that
will provide for a durable building well suited to long-term uses. Our civil engineers have
made recommendations regarding how to best provide utilities. Plans have already been
preliminarily reviewed by the city’s plan development review (PDR) process and suggestions

and alterations recommended by PDR have been incorporated in this design.

4) Adequate measures have been or will be taken to minimize traffic congestion in the

public streets.

The project will not add to traffic congestion in the city’s streets. An added residential use
for 111 apartments will have minimal added impact on traffic and, given its proximity to
commercial districts, local employers, and mass transit, will encourage alternate modes of

transportation and increased pedestrian activity.

There will be 96 bike parking spots in the garage and 5 exterior bike racks to encourage
bicycle use. Parking spaces are available on site for 96 cars allowing for adequate parking
for residents, and reducing pressure for on street parking, a key concern of the
neighborhood. The increase in height will have no effect on traffic congestion or public

streets.

5) The conditional use is consistent with the applicable policies of the comprehensive plan.
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The project is consistent with the applicable policies of the comprehensive plan. We are
working with the Midtown Greenway Coalition, Whittier Alliance, and CPED to address
concerns about shadowing, street parking, public access, lighting, and plantings that benefit

the neighborhood for the long term.

The base of the building has been designed to create a friendly, welcoming streetscape
along Harriet and Grand, incorporating glass in the facade, active street front uses, and
high-quality lighting and landscaping. Increased pedestrian activity and the addition of new

residents matches the city’s goal to increase pedestrian population and activity in this area.

Residential buildings are permitted uses in the R5 district.

6) The conditional use shall, in all other respects, conform to the applicable regulations of

the district in which it is located.

The proposed project conforms to all other regulations of R5 zoning which is being

requested for this parcel, except for the variances which will be addressed below.

Additional findings if applying for an increase in maximum height.

1) Access to light and air of surrounding properties or significant public spaces.

The building steps back significantly from the Greenway in order to provide a publicly accessibly
walkway and greenspace, subject to the variances requested below. The step backs on the
building are designed to maximize light for the Greenway. The step backs move much of the
bulk of the building into the 5™ and 6™ stories of the building in order to allow for extra air

and light at ground level.

2) Shadowing of residential properties or significant public spaces, or existing solar energy

systems.

The shadow study indicates no significant impact on residential spaces. The shadow
study indicates 108 days of winter shadowing of the Greenway bike path as measured
by the metric established by other Greenway projects. We have worked closely with
CPED to minimize shadowing as much as possible by articulating the building to step

upwards toward the south on 5™ and 6% stories.



-7- March 17, 2016

3) The scale and character of surrounding uses.

The scale and character of new buildings along the Greenway are very similar. New
construction is typically 6 stories with similar residential density. Our building is
proposed to be 74 feet tall. This height fits comfortably within the scale and character
of similar new and planned development in this evolving neighborhood. Nearby 100-
120 year old single family homes and industrial sites along the Greenway are gradually
being replaced by this planned density. Our property line setbacks conform closely to

those of neighboring properties.

4) Preservation of views of landmark buildings, significant open spaces or water bodles.

Views of the proposed building are blocked by trees and other structures from

landmark buildings, open spaces and water bodies are not impacted by construction

of our building. Along the Greenway our development will actually open up

previously hidden views of the Greenway trench.

Statement addressing the required findings for a subdivision:

1) The subdivision is in conformance with these land subdivision regulations, the

2)

3)

applicable regulations for the zoning ordinance and policies of the comprehensive
plan.

The subdivision conforms to the proposed zoning and land use recommendations of

the comprehensive plan.

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.

The subdivision will allow for greater safety and accessibility than the existing lot layout.
The subdivision will conform to existing land uses and not be detrimental to

surrounding uses.

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,
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erosion, high water table, soil conditions, improper drainage, steep slopes, rock

formations, utility easements or other hazard.

Water table is well below developed site. Soil conditions allow for good drainage. The
existing steep slope will be left in similar form after development. Utility easements will

be altered to run with alterations of proposed re-route of alley.

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

Accessibility from Harriet Avenue, Grand Avenue and from the alley allow for easy access
to the construction site and the future garage area. Other than excavating for the garage

there will be minimal alteration of the existing site in its final configuration.

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.

The building plans have been reviewed by city engineers and developer's engineers

and current plans are acceptable within land use regulations.
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Request for Variances:

1) Variance for front yard and side yard setbacks; variance to reduce loading area width

a) front yard on Harriet from 15 feet to 4 feet for the building, including 1 foot for a
canopy and an encroachment request for the balconies

b) front yard on Grand from 20 feet (established) to 14 feet for the building and 0 feet
for landings and decks

c) variance of south interior sideyard on the west half of the lot from 15 feet to 5 feet
for the building

d) variance to reduce the loading requirement width from 10 feet to 8 feet 6 inches

e) variance required for a parcel with more than 5 sides

Requirement:
The current required front yard set back is 15 feet at Harriet and 20 feet at
Grand; the required sideyard set back of 15 feet for the building; loading area
width requirement of 10 feet.

Relevant Findings:
Side yard and rear yard set backs are used to promote easier fire access and
air and light for neighbors. We will add a large public alley way at the south
side of our property. We will allow for a 29 foot wide set back to the Greenway
at the one story exercise room and a 52 set back to the Greenway for the
primary mass of the building. An existing commercial building at the southwest
side of our property has a 0 foot setback. We will use a 9 foot set back at
grade, and a 5 foot set back starting at the second floor elevation. The loading
area width reduction is by an amount of 1 foot six inches. This reduction allows
for a safer walkway and is appropriate considering it's adjacency to the widest
portion of the alley. Access for fire trucks and air access will not be hindered;
the reduced side and rear yard set backs are consistent with development

patterns throughout the neighborhood and preserve public alleyway access.

(i) Practical difficulties exist due to circumstances unique to the property. The
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unique circumstances were not created by persons presently having an
interest in the property and are not based on economic considerations

alone.

The site requires reconfiguration of the alley, absorption of two unutilized city
lots, limited shadowing of the Greenway, and accommodation of a desired
public walk way. These requirements present significant restraints for
development, creating a unique condition which makes the reduced setbacks
appropriate. The prescribed setbacks would not allow the site to be put to a
reasonable use, or conform to the guidance for development along the

Greenway.

(i) 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.

Multi-family is a reasonable use of this property that is supported by the

proposed zoning and the comprehensive plan.

(iii)  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.

Granting of the variance will support the intent of the zoning guidance, while
enhancing the Minneapolis comprehensive plan and long term development
of the Greenway as a high density housing area. The new building will
enhance the public welfare by bringing life and activity to a derelict portion of

the neighborhood.

Statement addressing the required findings for a variance to the subdivision ordinance, if

applicable; variance required for a parcel with more than 5 sides.
1) There are special circumstances or conditions affecting the specific property such
that the strict application of the provisions of this chapter would deprive the

applicant of the reasonable use of land.

10
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The property is combining 7 existing rectangular parcels into one parcel. The seventh
parcel will support a reconfiguration of the city alley. Aside from accommodation for
the the relocation of the alley, the final six-sided site will otherwise remain rectangular
with 4 sides.

The granting of the variance will not be detrimental to the public welfare of

injurious to other property in the area in which the property is located.

The variance will not change the use of the property, only the shape. Public welfare will

not be impacted by this change.

The variance and alternatives proposed in lieu of design standards will be in

keeping with the spirit and intent of the ordinance.

The reconfiguration of the lot shape will maintain the rectangular configurations already
existing in this block of the city. The reconfiguration will also eliminate one under-sized
lot that is non-conforming to the typical lot layout of the area, bringing the area into

better conformity with the spirit and intent of the ordinance.

11



Harriet Avenue Apartments

2905 HARRIET AVENUE SOUTH
MINNEAPOLIS, MINNESOTA 55408

PROJECT INFO.

SITE INFORMATION:

ADDRESSES:

2903, 2905, 2907, 291 | HARRIET AVENUE SOUTH
2900, 2904, 2910, 2912 GRAND AVE S

SITE REGULATIONS:

ZONING PLATE: 25

CURRENT ZONING:
2903, 2905, 2907, 291 | HARRIET: 11
2904, 2910, 2912 GRAND: R2B
2900: NO ZONING, PUBLIC ROW

PROPOSED ZONING: RS

OVERLAY ZONING DISTRICTS: NONE

DEVELOPMENT SUMMARY
SITE AREA (PARCELA): 34,136 SF* (0.78 ACRES)
“DOES NOT INCLUDE ALLEY
*DOES NOT INCLUDE PARCEL B

PARCEL B AREA: 1,271 SF (0.029 ACRES)

FAR.

FAR ALLOWED: 2.0 x |.2°= 2.40

*20% INCREASE FOR ENCLOSED PARKING
FAR PROPOSED: 2.39952

HEIGHT ALLOWED: 4 STORIES, 56'
HEIGHT PROPOSED: € STORIES, 74'

PERVIOUS / IMPERVIOUS AREA:

TOTAL SITE AREA - 34,136 SF (0.78 ACRES)"

TOTAL BUILDING FOOTPRINT - 14,958 SF (44%)

TOTAL NON-BUILDING SITE AREA - 19,178 SF (56%)
TOTAL IMPERVIOUS AREA - 18,801 SF (55%)

TOTAL IMPERVIOUS NON-BUILDING SITE AREA - 3,843 SF
TOTAL PERVIOUS - 15,335 SF (45%)

TOTAL LANDSCAPE AREA - 15,835 (46%)

PROJECT INFO.

PROJECT TEAM

DEVELOPER:

SITE INFORMATION:

TEN——

= LY
b | ]

BUILDING INFORMATION:
TOTAL BUILDING AREA: 114619 SF
LOWER GARAGE 2.1 14945 SF
UPPER GARAGE 1.1 17765 SF
15T FLOOR 14958 SF
2ND FLOOR 15449 SF
3RD FLOOR 15449 SF
4TH FLOOR 15449 SF
5TH FLOOR 12720 57
6TH FLOOR 7885 SF

114619 SF
AREA NOT INCLUDING GARAGE: 8191057
GARAGE PARKING:
LOWER GARAGE PARKING 50
UPPER GARAGE PARKING 46
Grand total ES
UNIT COUNT:
ONE BED el
ONE BED DEN 13
STUDIO 24
THREE BED I
TWO BED 12
Grand total [
UNIT TYPES:
UNIT A - STUDIO 483 57 10
UNIT A - STUDIO - | 472 SF 2
UNIT B - STUDIO 505 SF 12
UNIT C - ONE BED - 5 437 SF 1
UNIT D - ONE BED - 5 488 SF 1
UNITE - ONE BED - | 460-461 57 2
UNIT F - ONE BED - 5 546 SF 3
UNIT G - ONE BED - 5 515518 57 2
UNIT H - ONE BED - | 543 SF I
UNIT | - ONE BED 534 SF 9
UNIT | - ONE BED - | 521 SF 2
UNIT J - ONE BED 470 SF 4
UNIT K - ONE BED 575 SF 12
UNIT K - ONE BED -1 561-578 SF 4
UNIT L - ONE BED 561 SF =]
UNIT M - ONE BED - | 563 ST 4
UNIT N - ONE BED DEN 602 57 8
UNIT O - ONE BED - & 599 SF I
UNIT P - ONE BED - 5 61757 I
UNIT Q - ONE BED 639 SF 4
UNIT R - ONE BED DEN - | 700 SF 1
UNIT S - TWO BED 807 57 3
UNITT - TWO BED - & 793 SF 1
UNIT U - TWO BED 933 57 4
UNIT V - ONE BED - € 561 SF I
UNIT W - TWO BED - 6 1007 57 I
UNIT X - THREE BED - 6 1251 SF |
UNITY - ONE BED - & 580 SF I
UNIT Z - ONE BED DEN 517 SF
Grand total I

2905 ASSOCIATES, LLC
C/O SOLHEM LLC

701 N 2nd Street, Sute 107
Minneapolis, MN 5540 |

CURT GUNSBURY
TE MILLER LLC

TE Miller Development, LLC

300 Praine Center Drive, Sute 245
Eden Prarre, MN 55345

ROBERT T. MILLER, ESQ

ARCHITECT:

612.598.9416

curt@solhem.com

952.345.7844

rmiller@temillerdevelopment.com

TUSHIE MONTGOMERY ARCHITECTS

DAN PELLINEN
EVAN JACOBSEN

7645 LYNDALE AVENUE SOUTH, #100
MINNEAPOLIS, MINNESOTA 55423

CIVIL ENGINEER:

danp@tmiarchitects.com
evany@tmiarchitects.com

(612) 861-9636
FAX (612) 861-9632

CIVIL SITE GROUP

MATT PAVEK

4931 W. 35th ST, SUITE 200 ST,
LOUIS PARK, MN 55416

mpavek@cwisitegroup.com

OFFICE: (612) 615-0060

SHEET INDEX

Cover She

ALTA/ACSM Land Title Survey
CIVIL SHEETS:

clo Removals Plan

c2.0 Grading Flan

ca.1 Prelimnary Plat *

c3.0 Utility Plan

c4.0 Details

ca.| Details

SWI.0 SWPPP - Existing Conditions
Swi.1 SWPPP - Proposed Conditions
Swi.2 SWPPP - Detals

SWI.3 SWPPP - Narrative

ARCHITECTURAL SHEETS:

Context Site Plan

|

2 Site Plan *

3 Landscape Plan *

4 Landscape Detals

5 Landscape Detals

3 Lighting Plan

7 Garage Upper ¢ Lower

8 Ist 4 2nd Floors *

9 3rd ¢ 4th Floors

10 5th, Gth ¢ Roof Floors

" Roof Plan

12 Elevations

13 Elevations

14 Bulding Section

15 Site Section - Option A

18 Aerial Context A

19 Harriet/Grand Persp

20 Landscape Perspectives

21 Walkway Entrances *

22 Exsting Site Context
SUBMITTALS:
CoW #1 Submittal 01-18-2016
FDR Submittal. 01-25-2016
Land - Use Submittal. 02-08-2016
Land - Use Resubmttal.... ..02-29-2016
Pricing Set. 03072016
Land - Use Resubmittal Amended Sheets. 03-17-2016

* Amended Sheets Indicated with

Cover Sheet *

Asterisk

TE Miller

Dovelapmant, LLE

03/17/2016

o




' Bituminos il ‘

Bituminous Trail

Gravel Trail

| HCCRRA MIDTOWN GREENWAY

S89°53'04"W 268.85 ‘
T

PR

2907 Harriet Ave S

16 ‘ 1

2900 Grand Ave S

Loa-

—— = = Y

T ws

J

morome s ’{\; x U;‘# =T *
L ol T i ; !
I 1 SRR

‘ I o o
|_ & ‘ 84
o .
) & Linetype & Symbol Legend
2910 Grand Ave S = I = yp y g
7 TRANS TWE.
o) 3
(o o~ FiBeR OPTIC
) ~ RevucER ® eare-cuepr
4” - R ———— GASMAIN
w ) Q  saskeTALL HOOP
© e pemoLeum e ®  RAILROAD swiTCH ©
— g | WATERMAIN 2 SATILITE DIsH o owsee
, b O
> S — L 2 n > SANITARY SEWER ~ sen @ sousorine
N » sto s ©  samary manvoLe O oo
< —ou- oHU- 'OVERHEAD UTILITIES ®
m “T-8UR- “TELEPHONE LINE STORM MANHOLE Om CB BEEHIVE
0] 13 > - @ TeLepHoNE 20X & asmour
= 2913 Harriet Ave 3 - ©  reLeoHone HawroLe B eecrricsox
2912 Grand Ave S < =
e e e e e e GUARDRAIL ELECTRIC TRANSFORMER ®  ELECTRIC MANHOLE
— ———o——
a _ WOODEN FENCELINE B TRAFFIC SIGNAL & FuAGroLE
' [ad ] =z BARGED WIRE FENCE [ capie Tv sox 54 casvane
<7 — = _— Y — — — < © wew @™ euectricaL weTer & HANDICAP syMBOL
o
o ©  WATER MANHOLE GAS METER B HANDHOLE
I P9 WATER VALVE ™ WATER METER m HUB
m & PoST INDICATER VALVE
[ o FOUND IRON MONUMENT o HYORANT
H o SETIRON MONUMENT
‘ ©  CAST IRON MONUMENT

|
2

feet

Scale in
[
o 20

Boundary & Topographic
Survey

|
- —
s

|

‘ Grand Ave Apartments

2921 Harriet Ave S
‘ | ‘ i
[

' ‘ N89°52'44"E

|
|
|
|
|
|
|
|
|
L
<«

e

Revsion

Propst ne_15-065
Diown by RLS

17
]1 I Engineering« Surveying
P '0 Landscape Architecture

IVE: Aug 25, 2015 - 12:01pm

Checked by PAT
Book/Poge

085\DwgI15.065-Grand Ave-Apis.dwg LAYOUT: 22634

g3, HANSEN THORP PELLINEN OLSON, Inc. Dotes
E.E 7510 Metket Plae Drve » Eden Prarte, M 55344 -

el 052.625.0700 » 52.629.7400 o
FEL] No Scale



St NIV ALY

120:00

NOOPID'SAE

S69°5303 W 199,39

PARCEL A

3356,

S00=1316°W.

Seers2asW | 13438

Ssosszaa’w  118.26

5 PARCEL B (OUTLOT)

[P O NI AV L —

Scale

7

in

feet

PRELIMINARY PLAT GENERAL NOTES

SURVEYOR: OWNER/DEVELOPER:
HTPO. Solhem Companies
7510 Marketplace Drive
Eden Prairie, MN 55344
952-829-0700

Minneapolis MN 55408
612.216.2825

LEGAL DESCRIPTION:

Lots 1 - 4 and 14 - 16, Block 6, Excelsior Addition to Minneapolis; together
with the adjoining vacated alley which accrued thereto by reason of
.

vacation thereof
And
The westerly Half of the alley adjoining Lot 13, said Block 6.

DATE OF PREPARATION:
2616

BENCHMARK:
Elevations are based on the city of Minneapolis datum

EXISTING ZONING:
The current Zoning for the subject property is R28 and I1 per the
City of Minneapolis's zoning database found on there wed site on
October 5, 2015,

PROPOSED ZONING

AREAS:
Total Property Area =
Right of way Dedication Area =
Net Property Area =

37,669 Sq.Ft. or 0.841 Acres.
2,414 Sq.Ft. or 0.05 Acres
35,255 S Ft. or 0.786 Acres

PROPOSED BUILDING SETBACKS:
Per Site Plan
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C.R. DOC. NO.

KNOW ALL PERSONS BY THESE PRESENTS:
Minnesota, County of Hennepin, to wit:

That Solhem, LLC, a Minnesota limited liability company, fee owner, of the following described property situated in the State of

Lots 1- 4 and 14 - 16, Block 6, Excelsior Addition to Minneapolis; together with the adjoining vacated alley which accrued thereto by reason of vacation thereof.
And
The westerly Half of the alley adjoining Lot 13, said Block 6.

Has caused the same to be surveyed and platted as Harriet Avenue Apartments

In witness whereof said ESolhem, LLC, a Minnesota limited liability company, has caused these presents to be signed by its proper officer this day of
15.

BY: SOLHEM

By: its,

STATE OF MINNESOTA, COUNTY OF HENNEPIN

The foregoing instrument was acknowledged before me this

day of . 2015, By: its,
of Solhem, LLC, a Minnesota limited iability company on behalf of the company.

My Commission Expires:

Notary Public, Hennepin County, Minnesota Notary Printed Name

SURVEYORS CERTIFICATE
I Rory L. Sysntelien do hereby certify that this plat was prepared by me or under my direct supervision; that | am a duly Licensed Land Surveyor in the State of Minnesota; that this
plat is a correct representation of the boundary survey; that all mathematical data and labels are correctly designated on the plat; that all monuments depicted on the plat have
been, or will be correctly set within one year; that all water boundaries and wet lands, as defined in Minnesota Statutes, Section 505.01, Subd. 3, as of the date of this certificate are
shown and labeled on this plat; and all public ways are shown and labeled on this plat.

Dated this day of . 2015,

Rory L. Synstelien, Llcensed Land Surveyor
Minnesota License No. 445

STATE OF MINNESOTA, COUNTY OF HENNEPIN

The foregoing instrument was acknowledged before me this day of . 2015, by Rory L. Synstelien

My Commission Expires:

Notary Public, Hennepin County, Minnesota Notary Printed Name.

MINNEAPOLIS, MINNESOTA
I the Secretary of the Planning Commission of the City of Minneapolis, Minnesota, do hereby certify that on this AD., 2015, the City of
Minneapolis acting by and through its City Planning Commission duly approved the plat of HARRIET AVENUE APARTMENTS Y and Guly authorized such action of the Commission by its
Secretary. The prescribed ten-day period for Section 598.230 of the Minneapolis Code of Ordinances.

By:, . Secretary of Planning Commission

MINNEAPOLIS, MINNESOTA
This plat of HARRIET AVENUE APARTMENTS was approved and accepted by the City Planning Commission of aneapon Minnesota at a regular meeting held this day
of . 2015, If applicable, the written comments an of the T and the County Highway Engineer have been
received by the City or the prescribed 30 day period has elapsed without receipt of such comments and Tecommendations, 25 pmwded by Minnesota Statutes, Section 505.03,
Subdivision 2

By:, . Assistant City Clerk

RESIDENT AND REAL ESTATE SERVICES
Hennepin County, Minnesota

| hereby certitythat taxes payable in and prior years have been paid for land described on this plat.
Dated t day of . 2015

Mark V. Chapin, Hennepin County Auditor

By, Deputy

SURVEY DIVISION
Hennepin County, Minnesota

Pursuant to Minnesota Statutes Section 3838.565 (1969), this plat has been approved this day of

Chris F. Mavis, Hennepin County Surveyor
By:

COUNTY RECORDER

HENNEPIN COUNTY, MINNESOTA

I hereby certify that the within plat of HARRIET AVENUE APARTMENTS was recorded in this office this 2015, at _o'clock __ M

day of

Martin McCormick, County Recorder

BY:, . Deputy

T engincert .
] I Engineering«Surveying
= D Landscape Architecture

HANSEN THORP PELLINEN OLSON, Inc.




GENERAL NOTES

DESCRIPTION OF PROPERTY SURVEYED 1 Site Add See Site plan for individual addr

Minnesots.

— el 2 2907 Harit Avenue South, Minneapols M 55408
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| | | ‘ W » ¢ H 3 prcel : 2912 Grand Avenue South, Minnespols, N 55408 13, The names of the adjoining owners of the platted lands, as shown hereon, e based on information obtained from Hernepin County GIS database.
| g B s Lot 4, ok w
b | R ! | ° 2 . H |3 H
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2
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WATER SERVICE AT MAN PER 4
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000 EIIERRRKS: WATER SERVCE AT HAN PER
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=, ioa% RENOVE EXSTING ALY BT
PAVEMENT, BASE, ETC.
P < REMoVE X UILOING?
oL AT CUT OFF. PLUG ANDASANDON
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e : e by
y i L o LINE PER CITY STANDARDS.
RENOVE EXSTNG SEWAK |
{ s 5 &STOOP INCLUDING ALL
BASE MATERIAL, TYP.
£ Exi i, REVOVE FENCE INCLUDING
< et s AN GATES FOOTINGS TG v
0T
y) VT REMOVE EXISTING APRON
/ H REMOVE EXISTING POWER LINES, INCLUDING ALL BASE
s 5 POLES, FOOTINGS, ETC. MATERIAL, TYP.
7 ”,;’/‘ ?Z‘ COORDINATE WITH UTILITY OWNER
REMOVE EXISTING SANITARY
SERVICE BACKTOMHAND REMOVE FENCE INCLUDING
ERVICEBACKTONH D S 2

MPLS STANDARDS, TYE.

REMOVE FENCE INCLUDING
ANY GATES, FOOTINGS, ETC.,

CITY OF MINNEAPOLIS REMOVAL NOTE!

1. THE ANY HISTORIC REVIEW
AS PART OF THE P

‘CONTRACTOR IS REQUIRED TO OBTAIN THIS PERMIT.

‘CONTACT CRAIG PINKALLA (CPINKALLA@MINNEAPOLISPARKS ORG).
TELEPHONE VAL TREES
DURING CONSTRUCTION IN THE CITY RIGHT OF WAY.

GOPHER STATE ONE CALL
GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL.

REMOVAL NOTES:

1

SEE POLLU] PLAN NFOR
CONSTRUCTION STORM WATER MANAGEMENT PLAN

REMOVAL OF MATERIALS NOTED ON THE DRAWINGS SHALL BE IN ACCORDANCE WITH
MINDOT, STATE AND LOCAL REGULATIONS

REMOVAL OF PRIVATE UTILITIES SHALL BE COORDINATED WITH UTILITY OWNER PRIOR
TO CONSTRUCTION ACTIVITIES.

EXISTING PAVEMENTS SHALL BE SAWCUT IN LOCATIONS AS SHOVIN ON THE
DRAWINGS OR THE NEAREST JOINT FOR PROPOSED PAVEMENT CONNECTIONS,
REMOVED MATERIALS SHALL BE DISPOSED OF TO A LEGAL OFF-SITE LOCATION AND IN
ACCORDANCE WITH STATE AND LOCAL REGULATIONS,

ABANDON, REMOVAL, CONNECTION, AND PROTECTION NOTES SHOWN ON THE
DRAWINGS ARE APPROXIMATE. COORDINATE WITH PROPOSED PLANS.

EXISTING ON-SITE FEATURES NOT NOTED FOR REMOVAL SHALL BE PROTECTED
THROUGHOUT THE DURATION OF THE CONTRACT.

PROPERTY LINES SHALL BE CONSIDERED GENERAL CONSTRUCTION LIMITS UNLESS.
OTHERWISE NOTED ON THE DRAWINGS. WORK WITHIN THE GENERAL CONSTRUCTION
LIMITS SHALL INCLUDE STAGING, DEMOLITION AND CLEAN-UP OPERATIONS AS WELL
AS CONSTRUCTION SHOWN ON THE DRAWINGS,

MINOR WORK OUTSIDE OF THE GENERAL CONSTRUCTION LIMITS SHALL BE ALLOWED
'AS SHOWN ON THE PLAN AND PER CITY REQUIREMENTS.

DAMAGE BEYOND THE PROPERTY LIMITS CAUSED BY CONSTRUCTION ACTIVITY SHALL
BE REPAIRED IN A MANNER APPROVED BY THE ENGINEERILANDSCAPE ARCHITECT OR

IN ACCORDANCE WITH THE CITY.
11, PROPOSED WORK (BUILDING AND CIVIL) SHALL NOT DISTURB EXISTING UTILITIES
HOWN ON THE DRAWI THE CITY PRIOR
O CONSTRUCTION.

SITE SECURITY MAY BE NECESSARY AND PROVIDED IN A MANNER TO PROHIBIT
'VANDALISM, AND THEFT, DURING AND AFTER NORMAL WORK HOURS, THROUGHOUT
THE DURATION OF THE CONTRACT. SECURITY MATERIALS SHALL BE IN ACCORDANCE
WITH THE CITY.
VEHICULAR ACCESS TO THE SITE SHALL BE MAINTAINED FOR DELIVERY AND
INSPECTION ACCESS DURING NORMAL T NO P
THROUGHOUT THE DURATION OF THE CONTRACT SHALL CIRCULATION OF ADJACENT
STREETS BE BLOCKED WITHOUT APPROVAL BY THE CITY PRIOR TO CONSTRUCTION
ACTIVITIES,
ALL TRAFFIC CONTROLS SHALL BE PROVIDED AND ESTABLISHED PER THE
MANUAL ON UNIFORM

DEVICES (MMUTCD) AND THE CITY. THIS SHALL INCLUDE, BUT NOT BE LIMITED TO,
SIGNAGE, BARRICADES, FLASHERS, AND FLAGGERS AS NEEDED. ALL PUBLIC STREETS
SHALL REMAIN OPEN TO TRAFFIC AT ALL TIMES. NO ROAD CLOSURES SHALL BE
PERMITTED WITHOUT APPROVAL BY THE CITY.
SHORING FOR BULL BE USED AT THE THE

ND. ED BY THE IND THE CITY
PRIOR TO CONSTRUCTION ACTIVITIES.
STAGING, DEMOLITION, AND CLEAN-UP AREAS SHALL BE WITHIN THE PROPERTY
LIMITS AS SHOWN ON THE DRAWINGS AND MAINTAINED IN A MANNER AS REQUIRED BY
THE CITY.

EROSION CONTROL NOTES:
‘SEE SWPPP ON SHEETS SW1.0-5W1.3

REMOVALS LEGEND:
———982 ————  EX 1'CONTOUR ELEVATION INTERVAL
TR0 RENOVALOF PAVENENT AND ALL BASE NATERIAL
BEBEEEEEEEE] INCLUDING BIT, CONC. AND GRAVEL PYNTS.

REMOVAL OF STRUCTURE INCLUDING ALL
| FOOTINGS AND FOUNDATIONS.

REMOVAL OF UTILITY LINES - COORDINATE WITH
UTILITY COMPANY PRIOR TO CONSTRUCTION

TREE PROTECTION

TREE REMOVAL - INCLUDING ROOTS AND STUMPS.

xlg

OWNER, DEVELOPER, CONTRACTOR SIGNED STATEMENT

ALL CLEARING, GRADING, CONSTRUCTION OR DEVELOPMENT WILL BE DONE
PURSUANT TO THE PLAN. SINGED BY PARTIES BELOW.

OWNER.

DEVELOPER:

OWNER INFORMATION

OWNER:  CURT GUNSBURY
SOLHEM COMPANIES
3021 HOLMES AVE
SUITE 101
MINNEAPOLIS, MN 55408

CiyilSite

4331 W, 35TH ST, #200

CuiSieGroup.com

.
MINNEAPOLIS,  MINNESOTA
l 6

U s 1 E
ONTGOMERY
RCHITECTS

AEAVENUE SOUTH,  #100

5636 FAX
TMIARCHITEC

Harriet Ave Apartments
2905 Harriet Ave. S.

FREP”

ARED FOF:

TE Miller

Devalopment, LLE
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DISSEMINATION MAY NOT BE MADE
ITHOUT PRIOR WRITTEN CONSENT OF

N LAW
RIGHTS OF COPYRIGHT AND OTHERWISE,

HEREBY CERTIFY THAT THIS PLAN|
SPECIFICATION, OR REPORT WAS PRE

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA

PRINT NAME:  Matthew R Pavek

ARCHITECTURAL AND ENGINEERING
INGS ARE IN CONFIDENCE AND

ARCHITECT. ALL  COMMO!

HEREBY SPECIFICALLY RESERVED.
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877.90

878.00

PROTECT EXISTING
RETAINING WALL TO

877.50

AN

‘CONSTRUCTION LIMITS

877.60

(87750

1 |
e L =
ST FFE: T
(872.00 822,00y  FIRST FLOOR LOBBY OFF HARRIET: 6780 | |
I I
.
l87443— 674.26 | |
p+=275: 1 |
|
T ! [~
J Az 876,44 |
I —_ |
420 (?mﬁr"mm-—ms —mmTﬁﬁw |
CONSTRUCTION LIMITS 876.27

CITY OF MINNEAPOLIS GRADING NOTES:

EROSION CONTROL NOTES:

IF IMPACTED SOIL IS ENCOUNTERED DURING SITE ACTIVITIES CALL THE MN
‘STATE DUTY OFFICER AT 615-640-5451

NO DEMOLITION OR COMMERCIAL
EQUIPMENT SHALL BE OPERATED WITHIN THE CITY BETWEEN THE HOURS OF
6:00PM AND 7:00 AM ON WEEKDAYS OR DURING ANY HOURS ON SATURDAYS,
'SUNDAYS AND STATE AND FEDERAL HOLIDAYS, EXCEPT UNDER PERMIT.
‘CONTACT ENVIRONMENTAL SERVICES AT 612-673-3367 FOR PERMIT
INFORMATION

PERMITS AND APPROVAL ARE REQUIRED FROM ENVIRONMENTAL SERVICES
FOR THE FOLLOWING ACTIVITIES: TEMPORARY STORAGE OF IMPACTED SOILS
ON SITE PRIOR TO DISPOSAL OR REUSE; REUSE OF IMPACTED SOILS ON SITE;
DEWATERING AND DISCHARGE OF ACCUMULATED STORM WATER OR GROUND
WATER, UNDERGROUND OR ABOVEGROUND TANK INSTALLATION OR REMOVAL,
WELL CONSTRUCTION OR SEALING. CONTACT TOM FRAME AT 612-673.5807 FOR
PERMIT APPLICATIONS AND APPROVALS.

GENERAL GRADING NOTES:

CiyilSite

CuiSieGroup.com

SEE SITE PLAN FOR HORIZONTAL LAYOUT & GENERAL GRADING NOTES,

THE CONTRACTOR SHALL COMPLETE THE SITE GRADING CONSTRUCTION
(INCLUDING BUT NOT LIMITED TO SITE PREPARATION, SOIL CORRECTION,
EXCAVATION, EMBANKMENT, ETC.) IN ACCORDANCE WITH THE
REQUIREMENTS OF THE OWNER'S SOILS ENGINEER AL SOIL TESTING
SHALL BE COMPLETED BY THE OWNER'S SOILS ENGINEER. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING ALL
REQUIRED SOIL TESTS AND INSPECTIONS WITH THE SOILS ENGINEER.

GRADING AND EXCAVATION ACTIVITIES SHALL BE PERFORMED IN

ITH THE NATIONAL POLL ELIMINATION

TEM (NPDES)
THE CITY,

ERMIT

2,

PROPOSED SPOT GRADES ARE FLOW-LINE FINISHED GRADE
ELEVATIONS, UNLESS OTHERWISE NOTED.

GRADES OF WALKS SHALL BE INSTALLED WITH 5% MAX. LONGITUDINAL
SLOPE AND 1% MIN. AND 2% MAX. CROSS SLOPE, UNLESS OTHERWISE
NOTED.

PROPOSED SLOPES SHALL NOT EXCEED 1 UNLESS INDICATED
OTHERWISE ON THE DRAWINGS. MAXIMUM SLOPES IN MAINTAINED
AREASIS 41

3

LLs, LLS, OR
OF WALL TYPES GREATER THAN 4'IN HEIGHT SHALL BE DESIGNED AND
ENGINEERED 8Y A REGISTERED RETAINING WALL ENGINEER. DESIGN
DRAWINGS SHALL BE SUBMITTED FOR REVIEW AND APPROVAL PRIOR TO
CONSTRUCTION.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTENANCE OF
GRADE STAKES THROUGHOUT THE DURATION OF CONSTRUCTION TO
ESTABLISH PROPER GRADES. THE CONTRACTOR SHALL ALSO BE
RESPONSIBLE FOR A FINAL FIELD CHECK OF FINISHED GRADES
ACCEPTABLE TO THE ENGINEERILANDSCAPE ARCHITECT PRIOR TO
TOPSOIL AND SODDING ACTIVITIES.

IF EXCESS OR SHORTAGE OF SOIL MATERIAL EXISTS, THE CONTRACTOR
SHALL TRANSPORT ALL EXCESS SOIL MATERIAL OFF THE SITE TO AN

AREA SELECTED BY THE CONTRACTOR, OR IMPORT SUITABLE MATERIAL 4
TO THE SITE.

EXCAVATE TOPSOIL FROM AREAS TO BE FURTHER EXCAVATED OR
REGRADED AND STOCKPILE IN AREAS DESIGNATED ON THE SITE. THE.
CONTRACTOR SHALL SALVAGE ENOUGH TOPSOIL FOR RESPREADING ON
THE SITE AS SPECIFIED. EXCESS TOPSOIL SHALL BE PLACED IN
ENBANKMENT AREAS, OUTSIDE OF BUILDING PADS, ROADWAYS AND
PARKING AREAS. THE CONTRACTOR SHALL SUBCUT CUT AREAS, WHERE
“TURF IS TO BE ESTABLISHED, TO A DEPTH OF 6 INCHES, RESPREAD
TOPSOIL IN AREAS WHERE TURF IS TO BE ESTABLISHED TO A MINIMUM
DEPTH OF 6 INCHES,

ADJACENT TRANSITION AREAS. PROVIDE A SMOOTH FINISHED SURFACE.
WITHIN SPECIFIED TOLERANCES, WITH UNIFORM LEVELS OR SLOPES
BETWEEN POINTS WHERE ELEVATIONS ARE SHOWN, OR BETWEEN SUCH
POINTS AND EXISTING GRADES. AREAS THAT HAVE BEEN FINISH GRADED

T U I E
MON MERY
ARC ECTS
WNEAFOUS,  MINISOTA 39423 - 4084
&30 ok o Gl oca:

v TMIARCHITEC

SH

OPERATIONS, TRAFFIC AND EROSION, REPAIR ALL AREAS THAT HAVE

BECOME RUTTED BY TRAFFIC OR ERODED BY WATER OR HAS SETTLED

BELOW THE CORRECT GRADE. ALL AREAS DISTURBED BY THE

CONTRACTOR'S OPERATIONS SHALL BE RESTORED TO EQUAL OR
TTER TO THE REC

BEY
NEW WORK

PRIOR TO PLACEMENT OF THE AGGREGATE BASE, A TEST ROLL WILL BE
REQUIRED ON THE STREET ANDIOR PARKING AREA SUBGRADE. THE
CONTRACTOR SHALL PROVIDE A LOADED TANDEM AXLE TRUCK WITH A
‘GROSS WEIGHT OF 25 TONS, THE TEST ROLLING SHALL BE AT THE
DIRECTION OF THE SOILS ENGINEER AND SHALL BE COMPLETED IN
AREAS AS DIRECTED BY THE SOILS ENGINEER. THE SOILS ENGINEER
SHALL DETERMINE WHICH SECTIONS OF THE STREET OR PARKING AREA
ARE UNSTABLE. CORRECTION OF THE SUBGRADE SOILS SHALL BE
COMPLETED IN ACCORDANCE WITH THE REQUIREMENTS OF THE SOILS
ENGINEER.

TOLERANCES
‘THE BUILDING SUBGRADE FINISHED SURFACE ELEVATION SHALL
NOT VARY BY MORE THAN 0.30 FOOT ABOVE, OR 0.30 FOOT BELOW,

THE PRESCRIBED ELEVATION AT ANY POINT WHERE MEASUREMENT
1S MADE.

131

THE STREET OR PARKING AREA SUBGRADE FINISHED SURFACE
ELEVATION SHALL NOT VARY BY MORE THAN 0.05 FOOT ABOVE, OR
0.10 FOOT BELOW, THE PRESCRIBED ELEVATION OF ANY POINT
WHERE MEASUREMENT IS MADE,

132

AREAS WHICH ARE TO RECEIVE TOPSOIL SHALL BE GRADED TO
WITHIN 0.30 FOOT ABOVE OR BELOW THE REQUIRED ELEVATION,
UNLESS DIRECTED OTHERWISE BY THE ENGINEER.

TOPSOIL SHALL BE GRADED TO PLUS OR MINUS 1/2 INCH OF THE
'SPECIFIED THICKNESS

MAINTENANCE

124,

14,1, THE CONTRACTOR SHALL PROTECT NEWLY GRADED AREAS FROM
TRAFFIC AND EROSION, AND KEEP AREA FREE OF TRASH AND

DEBRIS.

‘CONTRACTOR SHALL REPAIR AND REESTABLISH GRADES IN
'SETILED, ERODED AND RUTTED AREAS TO SPECIFIED
‘TOLERANCES. DURING THE CONSTRUCTION, IF REQUIRED, AND
DURING THE WARRANTY PERIOD, ERODED AREAS WHERE TURF IS
TO BE ESTABLISHED SHALL BE RESEEDED AND MULCHED.

SUBSEQUENT CONSTRUCTION OPERATIONS OR ADVERSE
WEATHER, CONTRACTOR SHALL SCARIFY, SURFACE, RESHAPE, AND
‘COMPACT TO REQUIRED DENSITY PRIOR TO FURTHER

1 L BE COMPLETED, THE HALL
UNIFORMLY GRADE AREAS WITHIN LIMITS OF GRADING, INCLUDING

GRADING PLAN LEGEND:

——— g ————

EX_1 CONTOUR ELEVATION INTERVAL

819 1.0'CONTOUR ELEVATION INTERVAL
s
o8 ‘SPOT GRADE ELEVATION (FLOW LINE UNLESS OTHERWISE NOTED)
89106 SPOT GRADE ELEVATION GUTTER
8910 BC ‘SPOT GRADE ELEVATION BACK OF CURB (TOP OF CURS)
8910 BSITS SPOT GRADE ELEVATION BOTTOM OF STAIRSITOP OF STARS
TIP OUT (T.0,) CURB AND GUTTER WHERE
777777 APPLICABLE - TAPER GUTTERS T0 DRAIN AS SHOWN
TS~ EXISTING AND PROPOSED DRAINAGE ARROWS

NON STORM WATER DISCHARGES:

‘THERE ARE NO KNOWN NON-STORM WATER DISCHARGES ON THE EXISTING SITE AND NONE ARE

PROPOSED AS PART OF THIS DEVELOPMENT.

GROUNDWATER STATEMENT:

THIS PROJECT DOES NOT PROPOSE ANY PERVANENT GROUNDWATER DISCHARGE TO THE
STORM WATER SYSTEM. THIS PROJECT DOES NOT PROPOSE ANY PERMANENT

GROUNDWATER DISCHARGE TO THE SANITARY SEWER SYSTEM.

OWNER, DEVELOPER, CONTRACTOR SIGNED STATEMENT

ALL CLEARING, GRADING, CONSTRUCTION OR DEVELOPMENT WILL BE DONE

PURSUANT TO THE PLAN, SINGED BY PARTIES BELOW:

OWNER

DEVELOPER:

SEE SWPPP ON SHEETS SW1.0-8W13

GROUNDWATER INFORMATION:

NO GEOTECHNICAL EXPLORATION HAS BEEN COMPLETED FOR THIS SITE. GROUNDWATER
INFORMATION SHALL BE UPDATED WHEN GEOTECHNICAL REPORT IS COMPLETE.

GOPHER STATE ONE CALL
GOPHERSTATEONECALL.ORG

(800) 2521166 TOLL FREE
(651) 454-0002 LOCAL
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WITHOUT PRIOR WRITTEN CONSENT OF
THE ARCHITECT. ALL COMMON LAW
RIGHTS OF COPYRIGHT AND OTHERWISE,
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ALLEY DEDICATION 1 |

2103 SF (0.048 ACRES) ALL ARCHITECTURAL AND ENGINEERING

——— e DRAWINGS ARE N CONFIDENCE AND
PARCEL B DISSEMINATION NAY NOT BE MADE

WITHOUT PRIOR WRITTEN CONSENT OF

9ACRES) THE ARCHITECT. ALL COMMON LAW

—-_——— == - = RIGHTS OF COPYRIGHT AND OTHERWISE,

ARE HEREBY SPECIFICALLY RESERVED.
| HEREBY CERTIFY THAT THIS PLAN.
SPECIFICATION, OR REPORT WAS PRE;

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA

PRINT NAME:  Mattiew R
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‘CONNECT TO/EXISTING 8" it wiTH 2.
D

GENERAL UTILITY NOTES:

1

6
NOTED.

—_—

‘GATE VALVES, 6] FIREANP 4"
DOMESTIC) NOTE CITY WIkL PROVIDE
VALVES AND PERFORITHE TAP.

WATER SERVICE STUB TO 5' FROM BUILDING
wirsor i
WATER SERVICE
8" SANITARY
'STUB TO 5 FROM BUILDING,
ecepuren PP N
wir s oono.unecn
ey Eastc-urss
I FREDEFT
i
I_ —CQORD WMECH! __
P —
ST SRy SEVER RavoLE
\ EX 12" E $=866.30 (FIELD VERIFY)
EX121SAN PROP 8" IE NE=¢

6" WATER FIRE SERVICE
STUB TO 5 FROM BUILDING
‘COORD. Wi MECHL PLAN

4" WATER DOMESTIC SERVICE

CONTRACTOR SHALL SAWCUT & REMOVE
PUBLIC PVMTS,, CURBS, AND WALKS FOR
INSTALLATION OF UTILITIES. UPON
COMPLETION OF UTILITY WORK, REPLACE
ALL MATERIAL. IN KIND, AND TO CITY
'STANDARD AND APPROVAL

BUILDING ROOF DRAINS SHALL
BE DIRECTED TO SOUTH, EXIT
BUILDING AT GRADE.

1

SEE SITE PLAN FOR HORIZONTAL DIMENSIONS AND LAYOUT.
‘CONTRACTOR SHALL FIELD VERIFY LOCATION AND ELEVATION OF EXISTING UTILITIES
AND R H HALL

IMMEDIATELY NOTIFY THE ENGINEER OF DISCREPANCIES OR VARIATIONS FROM THE
PLANS.

ALL EXISTING UTILITY LOCATIONS SHOWN ARE APPROXIMATE. CONTACT "GOPHER
STATE ONE CALL" (651-454-0002 OR 800-252-1166) FOR UTILITY LOCATIONS, 48 HOURS.
PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL REPAIR OR REPLACE ANY

UTILTIES THAT ARE DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

UTILITY INSTALLATION SHALL CONFORM TO THE CURRENT EDITION OF *STANDARD
SPECIFICATIONS FOR WATER MAIN AND SERVICE LINE INSTALLATION" AND "SANITARY
'SEWER AND STORM SEWER INSTALLATION" AS PREPARED BY THE CITY ENGINEERS
ASSOCIATION OF MINNESOTA (CEAM), AND SHALL CONFORM WITH THE REQUIREMENTS
‘OF THE CITY AND THE PROJECT SPECIFICATIONS.

L BE SALY
PLACED AT THE DIRECTION OF THE OWNER.
ALL WATER PIPE SHALL BE CLASS 52 DUCTILE IRON PIPE (DIP) UNLESS OTHERWISE

ALL SANITARY SEWER SHALL BE SDR 26 POLYVINYL CHLORIDE (PVC) UNLESS
OTHERWISE NOTED.

ALL STORM SEWER PIPE SHALL BE HDPE UNLESS OTHERWISE NOTED.

PIPE LENGTHS SHOWN ARE FROM CENTER TO CENTER OF STRUCTURE OR TO END OF
FLARED END SECTION.

UTILTIES ON THE PLAN ARE SHOWN TO WITHIN 5' OF THE BUILDING FOOTPRINT. THE
‘CONTRACTOR IS ULTIMATELY RESPONSIBLE FOR THE FINAL CONNECTION TO BUILDING
LINES. COORDINATE WITH ARCHITECTURAL AND MECHANICAL PLANS.

‘GATCH BASINS AND MANHOLES IN PAVED AREAS SHALL BE SUMPED 0.04 FEET, ALL
TERS SHALL BE PER DETALS. RIM

ELEVATIONS SHOWN ON THIS PLAN DO NOT REFLECT SUMPED ELEVATIONS.

ALL FIRE HYDRANTS SHALL BE LOCATED 5 FEET BEHIND BACK OF CURB UNLESS

OTHERWISE NOTED.

HYDRANT TYPE, VALVE, AND CONNECTION SHALL BE IN ACCORDANCE WITH CITY

REQUIREMENTS. HYDRANT EXTENSIONS ARE INCIDENTAL.

AMNIMUM OF 8 FEET OF COVER IS REQUIRED OVER ALL WATERMAIN, UNLESS

‘OTHERWISE NOTED, EXTRA DEPTH MAY BE REQUIRED TO MAINTAIN A MINIMUM OF 1"

VERTICAL SEPARATION TO SANITARY OR STORM SEWER LINES. EXTRA DEPTH

WATERMAIN 1S INCIDENTAL

AMNIMUM OF 18 INCHES OF VERTICAL SEPARATION AND 10 FEET OF HORIZONTAL

SEPARATION ALL UTILITIES, UNLE
AL ITIES SHALL BE IN
TANDARD: THE CITY PRIOR TO

‘CONNECTIONS TO EXISTING STRUCUTRES SHALL BE CORE-DRILLED.

COORDINATE oF THE
MECHANICAL DRAWINGS.

'COORDINATE INSTALLATION AND SCHEDULING OF THE INSTALLATION OF UTILITIES
WITH ADJACENT CONTRACTORS AND CITY STAFF.

ALL STREET REPAIRS AND PATCHING SHALL BE PERFORMED PER THE REQUIREMENTS
(OF THE CITY. ALL PAVEMENT CONNECTIONS SHALL BE SAWCUT. ALL TRAFFIC
'CONTROLS SHALL BE PROVIDED BY THE CONTRACTOR AND SHALL BE ESTABLISHED
MANUAL ON UNIFORM
'DEVICES (MMUTCD) AND THE CITY. THIS SHALL INCLUDE BUT NOT BE LIMITED TO
‘SIGNAGE, BARRICADES, FLASHERS, AND FLAGGERS AS NEEDED. AL PUBLIC STREETS
SHALL BE OPEN TO TRAFFIC AT ALL TIMES. NO ROAD CLOSURES SHALL BE PERMITTED
WITHOUT APPROVAL BY THE CITY.

ALL STRUCTURES, PUBLIC AND PRIVATE, SHALL BE ADJUSTED TO PROPOSED GRADES
WHERE REQUIRED. THE REQUIREMENTS OF ALL OWNERS MUST BE COMPLIED WITH.
STRUCTURES BEING RESET TO PAVED AREAS MUST MEET OWNERS REQUIREMENTS
FOR TRAFFIC LOADING,

‘CONTRAGTOR SHALL CORDINATE ALL WORK WITH PRIVATE UTILITY COMPANIES.

oF RVICE TO UTILITIES.
'COORDINATE THE INSTALLATION OF IRRIGATION SLEEVES NECESSARY AS TO NOT
IMPACT INSTALLATION OF UTILITIES.

'CONTRACTOR SHALL MAINTAIN AS-BUILT PLANS THROUGHOUT CONSTRUCTION AND
'SUBMIT THESE PLANS TO ENGINEER UPON COMPLETION OF WORK.

LL JOINTS IN STORM SHALL BE GASTIGHT OR
WATERTIGHT. APPROVED RESILIENT RUBBER JOINTS OR APPROVED EQUAL MEETING
STATE PLUMBING CODE MUST BE USED TO MAKE WATERTIGHT CONNECTIONS TO
MANHOLES, CATCHBASINS, OR OTHER STRUCTURES.

CITY OF MINNEAPOLIS UTILITY NOTES:

1

RESERVED FOR CITY SPECIFIC UTILITY NOTES.

UTILITY LEGEND:

le) MANHOLE OR CATCH BASIN
@ MANHOLE OR CATCH BASIN
- CATCHBASIN
Ll | WATER MAIN
> SANITARY SEWER

"> ———— STORMSEWER

GOPHER STATE ONE CALL
GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

CiyilSite

4331 W, 35TH ST, #200

CuiSieGroup.com

v ‘

MINNEAPOLIS,  MINNESOTA
2861 %636 FAC €

TMIARCHITEC

Harriet Ave Apartments
2905 Harriet Ave. S.

REPARED FOR:

TE Miller

Development, LLE

ALL ARCHITECTURAL AND ENGINEERING
DRAWINGS ARE IN CONFIDENCE AND
DISSEMINATION BE MADE
WITHOUT PRIOR WRITTEN CONSENT OF
THE ARCHITECT. ALL COMMON LAW
RIGHTS OF COPYRIGHT AND OTHERWISE,
ARE HEREBY SPECIFICALLY RESERVED.
| HEREBY CERTIFY THAT THIS PLAN.
SPECIFICATION, OR REPORT WAS PRE

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA
PRINT NAME:  Matthew R Pavek
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CGE UIMNEAPOLIS SHORT CONE SECTION MNDQT TYPE C ALTERNATE) R TOP SLAB ONLY

®sorron Fiow

(B) WHEN THE INVERT OF THE INLET PIPE (6 GELOW THE SPRING LIE OF THE MAN THEN PROVIDE
CONCRETE “POWER FLOVS FOR POSITVE DOWN STREAM FLOW TPROUGH MANHOLE,

(©) PRE-CAST CONCRETE MANHOLE SECTIONS,
© FLLAROUND| JLET PIFE AYD LITING HOLES WITH CEMENT MORTAR, TYPE HAIR ENTRANED. PNISH
SMGOTH AS MECESSARY. ALL PIPES CONNEGTING TO MITS SHALL BE TRMVED FLUSH TO THE INTERIOR
VUALL OF THE Wi STRUGTORE.
BE SET ON A FULL NORTAR BED,
(D) THE NUMBER OF CONCRETE ADJUSTING RINGS SHALL BE LIMITED TO PROVIDE A MAXIMUM THICKNESS OF
 INGLUDING MORTAR, TYPE N AIR ENTRAINED WITH AMINIMUM OF 1 - 2* ADJUSTING RING.
AL ABAUSTING TGS 10 BE NEATLY SEALED WITH CORGRETE GROUT, TYPE N AR ENTRANED, ON THE

INTERIOR
RN OF 2 O ADJUGTING FUNGS & WORTAR TYPE N AIR ENTRAINED REQUIED
'ALLWOOD AND NON-CONCRETE ADJUSTING DEVICES SHALL BE

(® CONCRETE WANHOLE BLOGK HAY SE USED WITH THE APPROVAL OF CITY ENGINEER,

(® SUTABLE GACKFILL UNIFORMLY DISTRIBUTED W 2 OR LESS LAYERS AND COMPACTED BEFORE

SUCCESSIVE [AVERS ARE ADDED, NNDOT 24613 D BACKELLING EXCAVATIONS, COMPACTION N
ACCORDANGE WITH DD 210 1 - SPCCIED DENSHY METTOD

@ FLL ANNULAR SPAGE ON BELL END OF 15T RISER SECTION WITH BRICK AND MORTAR, TYPE N AR
EXHRANED: F REGOED:

(D VATER STOP REQUIRED ON PYC, OF, VCP, HDPE, HOBAS,PPP.
MINNEAPOLIS SHORT CONE SECTION SHALL BE USED UNLESS OTHERWSE SEECIFIED N THE PLANS AND
PLASTER COATED WTH TYFE AR ENTRANED MORTAR (10 A SHOOTH FNGH). o' L0
ALL PRE.CAST MH RISER SECTIONS SHALL BE CONFIGURED TO PLACE. \AmaEAPOUS CUSTOW
‘THE BELL END DOWN. MODIFIED MNDO'NGW 4005L.

#20 CL v GTTER

MINNEAPOLIS
==
kS

STANDARD.

MANHOLE BASE SLAB

STANIARD

sew00

STANDARD

o
== :

SEWRAG00RT

CiyilSite

931 W, 35TH ST.
ST.LOUIS PARK, MN 55416
6126150060
CuiSieGroup.com

Harriet Ave Apartments
2905 Harriet Ave. S.

PREPARED FOF:

TE Miller

Development, LLE

AL ARCHITECTURAL AND ENGINEERING
DRAWINGS ARE IN CONFIDENCE AND
DISSEMINATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT OF
THE ARCHITECT. ALL COMMON LAW
RIGHTS OF COPYRIGHT AND OTHERWISE:
ARE HEREBY SPECIFICALLY RESERVED.
| HEREBY CERTIFY THAT THIS PLAN.

SPECIFICATION, OR REPORT WAS PRE;
Y UNDER MY DIRECT
SUPERVISION AND THAT | AM Ly}

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA

PRINT NAME:  Miatthew R P

Sbe

(CENSE #:44263

SIGNATURE:

DaTE. 2616
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“SLOPE NOT TO EXCBED 1:20 AT CURB RAWPS.
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<

B812 CURS AND GUTTER

ROAD-f000
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STANDARD

X0,
ROAD-1910

Ciyilsity

CuiSieGroup.com

DAIE AVENUE SOUTH,  #100
MINNESOTA

Se36 A

TMIARCHITE

Harriet Ave Apartments
2905 Harriet Ave. S.

PREPARED FOF:

TE Miller

Devalopment, LLE

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.
| HEREBY CERTIFY THAT THIS PLAN.
SPECIFICATION, OR REPORT WAS PRE

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA

PRINT NAME:  Matthe:

NATURE

DaTE. 2616 LICENSE #:44263

Rewsions ¢ Addendums
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INLET PROTECTION
AT NEAREST
DOWNSTREAM
ces ()

— e

PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

SILT FENCE ALONG
GREENWAY_SLOPE, TYP.

BIO-ROLLS TO BE INSTALLED ALONG
GREENWAY SLOPE (2 ROWS), TYP.

EROSION CONTROL BLANKET
TO BE INSTALLED ALONG
GREENWAY SLOPE, TYP.

\ ol = \
SRS avav,
11 va!
7 ava )y AVAVAVAVAVAD SVAVAY(FAVAVAY
ATA
ORRRARRR 1
A%/ AVAVAVAVAVAY A D L N A
—X PIRITIILIIN waVs
B VA v 1" )
X 4[5 AVAVAVAYS AL

CONTRACTOR TO PROVIDE

PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

BIO-ROLLS TO BE INSTALLED ALONG
GREENWAY SLOPE (2 ROWS), TYP.

PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

CONSTRUCTION
ENTRANCE

GOPHER STATE ONE CALL
GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL.

200

CiyilSite

SWPPP NOTES:

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

CuiSieGroup.com

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

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

CITY OF MINNEAPOLIS EROSION CONTROL NOTES:
1. RESERVED FOR CITY SPECIFIC EROSION CONTROL NOTES.

LEGEND:
— ——9 ————  EX 1 CONTOUR ELEVATION INTERVAL
93 ————  1'CONTOUR ELEVATION INTERVAL
pet EXISTING SPOT GRADE ELEVATION
— 0 PROPOSED SPOT GRADE ELEVATION
R — DRAINAGE ARROW

o mm— SILTFENCE  GRADING LIMIT

INLET PROTECTION (#TH HIGH FLOW BYPASSIOVERFLOM DEVICE)

TERTEIOIION  STABILIZED CONSTRUCTION ENTRANCE

EROSION CONTROL BLANKET
e) PROPOSED MANHOLE OR CATCH BASIN
> PROPOSED GATE VALVE
< PROPOSED FIRE HYDRANT
> PROPOSED SANITARY SEWER
)y~ EXISTING STORM SEWER

| ——  ExisTivG WATER MAIN
oo EXISTING GAS MAIN
EXISTING UNDERGROUND ELECTRIC
60— EXSTING UNDERGROUND CABLE

@ EXISTING MANHOLE @ EXISTING ELECTRIC BOX
O  EXISTING CATCH BASIN $t  EXISTING LIGHT

< EXISTING HYDRANT @ EXISTING GAS METER

®  EXISTING STOPBOX ©  EXISTING GAS VALVE

®  EXISTING GATE VALVE

T U H
MON oM
ARC TE
7645 oAl wE  SC
MINNEAPOLS,  VIRNESOTA

612 561 . 9636 FA

WWW . TMIARCHITEC

Harriet Ave Apartments
2905 Harriet Ave. S.

REPARED FOR:

TE Miller

Development, LLE

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.
| HEREBY CERTIFY THAT THIS PLAN.
SPECIFICATION, OR REPORT WAS PRE

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA
PRINT NAME:  Matthew R Pavek

SIGNATURE:

816 LICENSE #:44263

DATE:

CHECK SET
o #1 SUBMITTAL
PDR SUBMITTAL
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211812016 - LAND USE RESUBMITTAL
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.pR&BT cOR N
onsTRUCT
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EXISTING CONDITIONS
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=

SILT FENCE ALONG
GREENWAY_SLOPE, TYP.

BIO-ROLLS TO BE INSTALLED ALONG
GREENWAY SLOPE (2 ROWS), TYP.

EROSION CONTROL BLANKET
TO BE INSTALLED ALONG
GREENWAY SLOPE, TYP.
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< iy F8%0L1d 10 8 INsTALLED ALONG ) |
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| | CONTRACTOR TO PROVIDE |
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PERIMETER EROSION CONTROL
AT CONSTRUCTION LIMITS, TYP.

876.27 7

GOPHER STATE ONE CALL
GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL.

200

SWPPP NOTES:

CiyilSite

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.

CITY OF MINNEAPOLIS EROSION CONTROL NOTES:

4331 W, 3STH ST, #200

CuiSieGroup.com

1. RESERVED FOR CITY SPECIFIC EROSION CONTROL NOTES

LEGEND:
———9 ————  EX 1 CONTOUR ELEVATION INTERVAL
932 1 CONTOUR ELEVATION INTERVAL
pet EXISTING SPOT GRADE ELEVATION
0 PROPOSED SPOT GRADE ELEVATION
R — DRAINAGE ARROW

SILT FENCE / GRADING LIMIT

INLET PROTECTION TH HGH FLOW BYPASSIOVERFLOMW

STABILIZED CONSTRUCTION ENTRANCE

EROSION CONTROL BLANKET

PROPOSED MANHOLE OR CATCH BASIN
PROPOSED GATE VALVE

PROPOSED FIRE HYDRANT

PROPOSED SANITARY SEWER

PROPOSED STORM SEWER

EXISTING STORM SEWER

EXISTING WATER MAIN

EXISTING GAS MAIN

EXISTING USDERGROUND ELECTRIC
EXISTING UNDERGROUND CABLE

®  EXISTING MANHOLE =
O EXSTNG CATCHBASN %
-5 EXISTING HYDRANT "]
®  EXISTING STOPBOX -
©  EXISTING GATE VALVE

EXISTING ELECTRIC BOX
EXISTING LIGHT
EXISTING GAS METER
EXISTING GAS VALVE

T U S
M
A
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Harriet Ave Apartments
2905 Harriet Ave. S.

REPARED FOR:

TE Miller

Development, LLEC

ALL ARCHITECTURAL AND ENGINEERING
DRAWINGS ARE IN CONFIDENCE AND
DISSEMINATION BE MADE
WITHOUT PRIOR WRITTEN CONSENT OF
THE ARCHITECT. ALL COMMON LAW
RIGHTS OF COPYRIGHT AND OTHERWISE:
ARE HEREBY SPECIFICALLY RESERVED.
| HEREBY CERTIFY THAT THIS PLAN.
SPECIFICATION, OR REPORT WAS PRE

PRINT NAME:  Miatthew R P

SIGNATURE:

DaTE. 2616 LICENSE #1442
Revisions ¢ Addendums
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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.

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

PRINT NAME:  Matthes

Pasek

SIGNATURE:

DaTE. 2516 LICENSE #:44263

Revisions ¢ Addendums

91212015 - CHECK SET

111812016 - Co #1 SUBMITTAL

1/25/2016 - FDR SUBMITTAL

21812016 - LAND USE SUBMITTAL

211812016 - LAND USE RESUBMITTAL
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GENERAL SWPPP REQUIREMENTS AND NOTES:

“THAT DISTURBS SITE SOL
IDENTIFIED IN SOMPLY WITH THE
PERMIT 1 PAGES 1.35) AND ANY LOGAL

"APOLLUTANT CONTROL MEASURE
THE NATIONAL POLL ELIMNATION

SEDIMENTATION CONTROL.
PART Il STORMWATER DISCHARGE DESIGN REQUIREMENTS
SWPPP (PART IILA)

TS PROECT WL

WITH WHAT s seT0

ITE SPECIFIC
SHeee NEORYATION THE PLAKS SOWLOCATIONS AND TVPES OF AL TEMPORARY A0 ERUANENT ERCON PREVENTION D SEDIENT CONTROL M5, STANDARD
DETALS ARE ATTACHED TO THIS SWPPP DOCUMENT.

1. VERIFY THAT ALL NECESSARY PERMITS HAVE BEEN OBTAINED ANDIOR OBTAIN THE
NECESSARY PERMITS

INSTALL STABILIZED ROCK CONSTRUCTION ENTRANCE.

NSTALLATIN F ST FENCE AROUND ST

L

EMPORARY SEDIMENT
CONSTRUCT TEVPORARY SEDUENT BASN/POND PART )
‘CLEAR AND GRUB REMAINDER OF SI

m

REMOVALS PLAN.
STRIP AND STOCKPILE TOPSOIL

10, ROUGH GRADE THE SITE

11, STABILIZE DENUDED AREAS AND STOCKPILES

12, CONTRACTOR SHALL INSPECT, MONITOR AND MAINTAIN TEMPORARY AND

PERMANENT BIP:
WITH NPDES PERMIT, CONTINUOUSLY DURING THE WORK. CONTRACTOR SHALL
STABILIZE ALL EXPOSED SOILS NO LATER THAN 7 DAYS AFTER THE CONSTRUCTION
ACTTY INTHAT PORTIONOFTHE SIEHAS TEHPORARLY OR PERMANENTLY

5 oA
INSTALL ST FENGE /INLET PROTECTION AROUND CB'S
15 INSTALL STREET SECTION

6. INSTALL CURB AND GUTTER

17, INSTALL BITUMINOUS ON STREETS

18, INSTALL SMALL UTILITIES (AS, ELECTRIC, PHONE, CABLE ETC)

19, FINAL GRADE BOULEVARD, INSTALL SEED AND MULCH

20, REMOVE ACCUMULATED SEDIMENT FROM BASIN/ POND

21, FINAL GRADE POND  INFILTRATION BASINS (DO NOT COMPACT SOILS IN INFILTRATION
AREAS) (PART I1LC)

WHEN ALL CONSTRUCTION ACTIVITY IS COMPLETE AND THE SITE IS STABILIZED BY

NG, AREAS

SEDIMENT CONTROL (PART IV.C):

SEDIMENT CONTROL MINIIZE SEDIVENT
2. TEMPORARY BASINS THAT ARE (OF A SEDIMENT CONTAINMENT SYSTEM (£ G, DITCHES WITH
CONTROL P A5
b TREATMENT COMIONAL UFGRADENT SEDNENT CONTROL PRACTICES R REDUOANT SMPS MUST BE NSTALEDTO
ELIVINATE ND BE AMENDED T0 IDENTIFY DDITIONA ILA4, A THROUGH:
& INO R R GULLIES, THERE SHALL. THAN 75 FEET FOR SLOPES
WITHA GRAOE OF 31 O STEEPER
'SEDIMENT CONTROL m UPGRADIENT THESE
REAN N PLACE INTLFIA NG
THE TIVING OF THE INSTALL CONTROL BE ADJUSTED L ., OR

SAGE OF VEHCOLES, ANY SHORT-TERM ACTTY WUST BE COUPLETED AS QUIGKLY 4 POSSIBLE A THE SEDNENT CONTROL
IMMEDIATELY AFTER THE ACTIVTY IS COMPLETED. HOWEVER, SEDIMENT CONTROL STALLED GEFORE THENEXT FRECATATION EVENT EVENIF THE
ACTIVITY IS NOT COMPLETE.

ALL STORM DRAIN INLETS MUST BE PROTECTED BY L TOTHE INLET HAVE

BEEN STABILIZED. INLET RINLET IF
ERMIT FROM THE JURISDICTION & THE
THE WRIT T SHRPA OR o WHEN WRITTEN
TIVELY HANNER, TO ALLEVIATE THE
HOWEVER, EFFORTS THE SWPPP PERMISSION TO
REMOVE INLET L JURISDICTION
TEMPORARY SOIL MUST HAVE SILT CONTROLS, AND
(CANNOT BE PLA THEREIS A

BYPASS IN PLACE FOR THE STORMWATER.

EHCLE FROM THE SITE) WUST CONCRETE OR
‘STEEL WASH RACKS. OR EQUIVALENT SYSTENS, STREET SWEEPING MUST BE USED IF SUCH BMPS ARE NOT ADEQUATE TO PREVENT SEDIMENT FROM BEING TRACKED ONTO
THE STREET (SEE PART IVE 4D)

MINIVIZE SOL
THE SPECIFIC AREA OF THE SITE DICTATES THAT IT THE USE OF o
AREAS TO BE LEFT UN.COMPACTED. METHODS TO PRESERVE TOPSOIL INCL ING TOPSOIL PRIOR

E, PRESERVE TOPSOLL.

“THE PERMITTEE MUST INSTALL TEMPORARY SEDIMENTATION BASINS AS REQURED IN PART LB, OF THIS PERMIT.
DEWATERING AND BASIN DRAINING (PART IV.D):

TRAINING (PART II.A.2

DESIGN ENGINEER: MATTHEW R PAVEK P.E.

OWNER INFORMATION

CiyilSite

4331 W, 35TH ST, #200

TRAINING COURSE: DESIGN OF SWPPP O s ST.LOUS PATIC U Ss416
TRANING ENTITY: UNVERSITY OF MNNESOTA S CuiSteGrupom
INSTRUCTOR: JOHN CHAPMAN SUITE 101
OATES OFTRANING COURSE 152011 - 5201
DATES OF TRANING CO MINNEAPOLIS, N 55408
RECERTACATION 1431414414 ( HOURS). EXP. 5312077
AREAS AND QUANTITIES (PART
Il A.4.B&C): SWPPP CONTACT PERSON
CONTRACTOR
§ ool
i T s Somarme XX
ALLNCAPAVEMENTS ZHesask 15 12842 5F 6% XXX
romsensen Er— semsr wwoe SWPPP INSPECTOR TRANNG:
ALL SWPPP INSPECTIONS MUST BE PERFORMED BY A
o e saser PERSON THAT MEETS THE TRAINING REQURENENTS
3T CONDM AN e e OF THE NPDES CONSTRUCTION SITE PERMIT.
e mon)  Aeps e TRAINING CREDENTIALS SHALL BE PROVIDED BY THE
o oL Brevae CONTRACTOR AND KEPT ON SITE WITH THE SIPPP.

PARTY RESPONSIBLE FOR LONG TERM OPERATION AND MAINTENANCE OF PERMANENT STORM
WATER MANAGEMENT SYSTEM

SITE SINCE IT IS SMALLER THAN 1 ACRE.

SWPPP ATTACHMENTS:

THE

SUPPLEMENTARY SITE SPECIFIC EROSION CONTROL NOTES:

THE s A BUILDING.
'ALLEY AND TWO HOMES TO BE DEVOLISHED. SITE AND GRADING IMPROVEMENTS WILL OCCUR.

THE EXISTING SITE H

SYSTEM (IF REQUIRED):

by 3 10 THAT MAY HAVE TURBID OR
TR A [PRIOR To BVTE T T NOT APPLICASLE, SITE 1S SMALLER THAN 1 ACRE.
. TOENTERNG TAOST BE TREATED W T APPROPRATE SIS SUCH THAT THE 3 3
RECORDS RETENTION (PART ILE): CHARGED T0/ S2) w PPROPRATE§
ROCK Ri
AL CGES O, THE DISCHARGE MUST P S B4G5, 7 s
T PERWITIGE IO A OOERATIONAL CONTRDLOF AT PORTION OF THE STE. U SHPPP CAN & KEPT M EHER T FELD OFFICE OF N A N SHE VEHCLE DURNG
NORMAL HORKIG HOURS FLTR BACOUASH WATERS WUSTOEHALLED AWAYFORDISPOSAL RETURID T0TH OEONNING O THETREATENT FROCESS, O ACORPORATE TOTHESTEW A
ALL OWNER(S) UST KEEP THE SWPPP, ALONG WITH THE FOLLOWING ADDITIONAL RECORDS, ON FILE FOR THREE (3) YEARS AFTER SUBNITTAL OF THE NOT AS OUTLINED IN MANNER THAT DOES NOT TOSANITAR
PARTIIC. THS DOES NOT INCLUDE ANY RECORDS AFTER SUBMITTAL OF THE NOT.
: THESE NOTES SUPERCEDE ANY GENERAL SWPPP NOTES
[ INSPECTIONS AND MAINTENANCE (PART IV.E): e
THECONTRACTOR S RESPONSILE AT ALLTWES FR THE CONTROL FACLITES
2 ANY OTHER STORMWATER RELATED PERMITS REQUIRED FOR THE PROVECT e O ANDS curl
AL ND WITHIN 7 DAYS AFTER THAT. CONTINUE
RECORDS 0F AL NSFECTION D MANTENANCE COVOUCTED DU ANDDISTURBING THEREAPTER L PERFORM LEAST WEEKLY UNTIL
e conTRoL STORM WATER
AL PERMANENT OPERATION AND MANTENANCE AGREEVENTS THAT HAVE BEEN e ToprmiEnT PO e s
; . MoDIF
MPLENENTED, NCLUDING ALLRIGHT OF WAY, CONTRACTS, COVENANTS AND OTHER NRESUTSTHE O or S FROM LEAVNG THE SITE VA STORM WATER RUNCFT. T APPLICABLE -SITE 1S SWALLER THAN 1 ACRE
PINGICAL ACCESS CONSTRANTS,
_— e TevpORAR SPECIAL TMDL BMP REQUIREMENTS SITE SPECIFIC (IF REQUIRED)
onFLERY INTEGRAL PART OF THE SWPPP ON SITE AND THEN

'STORMWATER MANAGEMENT SYSTEMS.
PART IV. CONSTRUCTION ACTIVITY REQUIREMENTS
EROSION PREVENTION (PART IV.B)

EFORPLA EMENTING EGETATIVE , HORIZONTAL SLOPE

THAT MINIMIZE EROSION, SO TH n
'WTHFLAGS, STAKES, SGNS, SLT FENCE ETC ) ON THE DEVELOPYENT SITE SEFORE HORK BEGNS

GRADING,

T0BE

ALLEXPOSED SO AREASMUST B STABLIZED AS SOON A5 POSSBLE TOLIIT 51, ERGSIONBUT NOLATER THAN HE END OF THENEXT WORK DAY
EARTHDISTURBING ACTIVITIES WILL CEASE FOR AT LEAST 14 DAYS. STOCKPLES WITHOUT SGMIICANT LT CLAY OF ORGANG COMPONENTS (.. CLEAN

AGGREGATE STOCKPLES, DENOLITION CONCRETE STOCKPLES, D STOKPLES A . PARKING LOTS AND SMILAR
SURFACES ARE EXEMPT FROM BUT NUST COMPLY WITH PART IV.C.5.

oF TIES
THE NORVAL TRy

THE SITE, M T ERON THE PROPERTY EDGE,OR FROM THE PONT OF SCHARGE T ANy SURFACE WATER.
STABLIZATIONOF THE LAST 20 LIEAL FEET WLST 8 COMPLETED WITIN 24 HOLRS AFTER CONNECTING 70 A QURFACE WATE

STABLIZATION OF THE 14DAYS T0A
SURFACE WATER AND CONSTRUGTION NTHAT PORTION OF THE DTG FiAS TENPORARILY 0% PERMANENTLY CEASED.
THAT CONTAINNENT BIOROLLS,
ST NEED CONTAINVENT
SYSTEW.
PIPE OUTLETS MUST BE TEMPORAR) ENERGY
SEED NOTES (PART IILA4.A):
AL THE MNDOT
GENERAL RECOMMENDATIONS:
IMVEDIATELY THE SOIL SHALL BE TILLED T TH OF 3 INCHES.
TEMPORARY EROSION CONTROL SEEDING, MULCHING & BLANKET.
SeED
+ TEMPORARY SEED SHALL BE MNDOT PLICATIONS
SEAREDAT LBSIACRE
+ IMVEDIATELY AFTER SEEDING, WITHIN 24 HOURS, MNDOT TYPE 1 PPLIED TO PROTECT. MULCH SHALL BE APPLIED.

AT 60% COVERAGE (2 TONS PER ACRE OF STRAW MULCH)

SLOPES
+ 31 (HORIZIVERT ) OR FLATTER MUCH SHALL BE COVERED WITH MULCH

. TOMS SHALL BLANKET.
+ SEEPLAN FOR MORE DETALL TREATMENTS

FORAT LEAST 3 YEARS FROM THE DATE OF COPLETION OF THS PROJECT.

EVICES MUST BE REPAIRED,

THEY BECOME NONFUNCTIONAL OR THE SEDIENT REACHES 112 OF THE HEIGHT
CF L DEVICE THESE REPARS HUST oF NADE BY THE END O THE WEXT SUSESS AY OR THEREAF

REVIOVE AL DELTAS AND SEDIVENT CATCH BASIN
AREAS WHERE SEDIVENT REVOVAL RESULTS IN EXPOSED TOPSOIL. THIS REMOVAL TAKE PLACE WITHIN 7 DAYS OF DISCOVER)
BY LEGAL, REGULATORY, OR PHYSICAL ACGESS CONSTRAINTS.

THE
INLESS PRECLUDED

SEE (TTACHMENT
POLLUTION PREVENTION MANAGEMENT (PART IV.F):

LIMPLEMENT

MEASURES ON THE SITE:

. ASPHALT
Y AND MUST COMPLY

PAPER, PLASTIC, FABRIC,

WASTES MUST

HAZARDOUS MATERIALS: OIL, GASOLINE, PAINT AND AN

£ PROPERLY STORS " TO PREVENT SPILLS,
o PRONDED TG PREVENT ANDAL I, STORACE AND DROSAL OF ATARDOUS WATE ST

BE IN COMPLIANCE WITH MPCA REGULATIONS.

EXTERNAL WASHING OF

F BELMITED
PROPERLY DISPOSED OF. NO ENGINE DEGREASING IS ALLOWED ON SITE

THE SITE. RUNOFF MUST BE CONTAINED AND WASTEWATER

LiQUID AND SoLl FACILITY OR
WPERVEABLE LNER.A COMPACTED CLAY LNER THAT DOSS NOT ALLOW WAGHOUT LOUIDS 10 ENTER T GROUND 13 CONSIOERED AN \MPERMEABLE LINER. THE LIQUID AND
SOUDWASTES WUST NOT CONTACT THE GROUND, D THERE MUST HOT BE RUNORE FROM T

FAGLITY
EOOPENT OPERATORS T3 UTLIZE THE PRORER FAGLITES, CONCRETE WASLOUT M AL OCGUR OFF SITE ACCORDNG 10 THE APPROPRATE REGULATIONS

FUELING OPERATION PLAN: ALL FUELING SHALL TAKE PLACE AT THE
TO MINIMIZE THE POTENTIAL FOR SPILLS.

ToBEST as

‘SPILL PREVENTION PLAN: ALL SPILLS SHALL BE INMEDIATELY THE 3 £ FOR DAY-TO-DAY ONSITE
BE THE SPILL L BE RESPONSIBLE. 1

SANITARY BE NEAT. [DITION, FOR THE USE OF

ENPLOYEE: COLLECT SANTARY

FINAL STABILIZATION (PART IV.G):

THE CONTRAGTOR WUST ENSURE FNAL STABIZATION OF THE SIE ACCORDING THE DEFINTIONS I THE NPOES GENERAL PERMT PART I SECTION & THE CONTRACTOR
MUST SUBMIT A NOTICE OF AL
STE (AT HAS NOT NDERGONE FNAL STABILIATION) TO ANOTHER PARTY A COBY OF THS NGTIC OF TERUNATIO I PERMI HODI CATION FORM HOUST 6010 THE NEW
‘OWNER. THE ORIGINAL CURRENT OWNER MUST PROVIDE A SWPPP TO THE NEW OWNER THAT SPECIFICALLY ADDRESSES THE REMAINING CONSTRUCTION ACTIVITY. SEE THE
SWPPP PL TTACHNENT TEMPLA

NOT REQUIRED - NO SPECIAL OR IMPAIRED WATERS NEAR SITE

PERMANENT STABILIZATION NOTES SITE SPECIFIC:

PERMANENT SEED MIX

*, FORTHS PROIECT ALL AREAS THAT RENoT

REAS NBULEERS D ADLAGENT 70 OR N HET ARERS NGO SEED W 125 51GRIWATER S00T1A03 WEST) AT 3 55 ER

ACH
+r DRY AREAS MNDOT SEED MIX 35-221 (DRY PRAIRIE GENERAL) AT 40 LBS PER ACRE
TO THE MNDOT

£ MM

CITY OF MINNEAPOLIS EROSION CONTROL NOTES:

iy wf Missneapadis Sranidard Eravion ¢Conral Noter
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TE Miller

Devalopment, LLE

ALL ARCHTECTURAL AND ENGINEERING
CONFIDENCE AND
DISSEMINATION . MAY CWOT- BE- MADE
WITHOUT PRIOR WRITTEN CONSENT OF
THE ARCHITECT. ALL COMMON _LAW
RIGHTS OF COPYRIGHT AND OTHERWISE;
RE HEREBY SPECIFICALLY RESERVED,

HEREBY CERTIEY THAT TS PLAN)
SPECIFICATION, OR' REPORT RE|

Y TNotn WY DIReCT]
SUPERVISION AND THAT | AM Ly}

LICENSED ENGINEER UNDER THE LAWS
OF THE STATE OF MINNESOTA
PRINT NAME:  Matthew R Pasek
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GREENWAY BIKING PATH

GREENWAY WALKING PATH

RECLAIMED STONE SITE FEATURES; OWNER PROVIDED*

S

GREENWAY FENCE

PARKING LANE
PARKING LANE

—— DRIVE LANE

GATES; TYP. AT ALL WALK-UPS:
DARK BRONZE ALUMINUM
MOUNTED TO 4X4 CEDAR POSTS

\—— DRIVE LANE

EXISTING BRIDGE CONC. WALL -

PROPERTY LINES DARK GRAY

EXISTING BRIDGE CONC. ———| EXISTING RETAINING WALL; TO REMAIN

WALL - DARK GRAY \ e Pt et e e
_ | _ _VBRDGE | 2 /

95' RETAINING WALL WITH -——] NDOL SEEDMDGES 221

3'- 6" ALUMINUM RAILING &
ALUM. RAILING
SL

PHILOSOPHERS WALK;
"PUBLIC DOMAIN"

:

| ————— LIGHTED BOLLARD

LIGHTED BOLLARD LIMITS OF UNDERGROUND GARAGE/
RECLAIMED STONE SITE B (1171 LANDSCAPE EDGING AT !
FEATURES; OWNER 5 , Z__RocKMuLCH _— /NN ATIIN /) ! REGLAMED STONE

PROVIDED* WALKWAY STEM

LIGHTS (SL)

'OWNER PROVIDED*

1 STORY

(1) TREE TO BE REMOVED
AND REPLACED

AREA WELL W/
METAL GRATE

(1) TREE REMOVED AND REPLACED

|’%WALK ’F*:
PARKING LANE
RIVE LANE
DRIVE/LANE
"RARKING LANE

4STORESS—
B e e Bl | (2) 2-1/2" X 2-1/2' PREFAB WAUSAU
L CONC. PLANTERS; PAINTED
x
HARDWOOD MULCH —-4—| 5 STORIES PROPOSED 6 STORY — HARDWOOD MULCH
TERRACED APARTMENT ; SECURE ENTRANCE
BUILDING H
DECORATIVE ROCK MULCH — r-—r—>">"">~>""~>"">"">">">">"~>"=>"7>"7=777 ALUMIN. DECK AND STAIR
BED FOR CANOPY 5 COMPONENTS TO MATCH
RANWATERDISCHARGE | ([ | 1+ | |7+t v - —"""—--—--+ . L-—-—-—"--c-- WALK-UP BALCONIES
ENT;ﬁ:?E’ [t (3) BIKE RACKS
FDC ——1 6 STORIES TOPPING SLAB AT BIKE
PARKING

(2) BIKE RACKS —— GREEN ROOF OVER

SLOPED CONCRETE DECK

ALUM. FENCE / GATE ——{
— omey = | [ | (5)6 X 2412 PREFAB WAUSAU
(1) TREE TO BE PROTECTED (SEE | | fed _J° TOBBY CCONC. PLANTERS; PAINTED
ARCH SHEET PG. 5) —{———1 / 4 JENTRANCE =
\‘\_P ! : NEW SIDEWALK APPROX. 16" BLOCK WALL
! \ EXISTING BUILDING | e W 1'-0" HEIGHT ALUMIN. RAIL
| (RS \\ ] ABOVE
i - I SARNGERNE e\ N
I s = o
BASEMENT | CANTILEVERED
! | x 4 17 (2) BOLLARDS he aliey ! BUILDING ABOVE
| | 2 O ALUMINUM FENCE |
h E | SNOWMELT SYSTEM AT RAMP N W”l RIBBON CURB
! w | RIBBON CURB
] | % N ——— = = = ROCK MULCH
! | o %
| | = 3 | (1) TREE TO BE PROTECTED (SEE
0 | 75 g S ARCH SHEET PG. 5)
1 1 3

SITE PLAN - PLAN A

SCALE  1/16 = 10"

Lolhen) |Harriet Ave Apartments Site Plan * - 2

TE Miller
e e 9905 HARRIET AVE S, MINNEAPOLIS, MINNESOTA 03/17/2016




(1) WP

62) FRG \\ (31) FRG 7NN (7) FRG
= (24) SSH \ (7) FRG
(10) RNT (2) SSH

(7) FRG

(1) BOK

(1) cPL

(5) FRG (26) FRG (1) SSH
ReviovED } : S T~ — (16) FRG™ = = 77 7 T ~(3) GBC==(32) FRG :
B, Y . | ‘, (5) SSH W (&) SSH \\é X A i
@) BoK /~ Bl ' & ] : ‘ . ' ; o V"/, 'f{&’a “\‘wff;?p\‘#‘ = ; G
5) FRO. a— g wﬁ’i"ﬂ! ;.‘ﬂil e | @) FRG
i ii\ % Lﬁg RSkl (//_"/m-_-.’ﬁ’ Vil i g (1) cPL
(5) FRG §: e ER a N R Eeteie] /| m 3) FRG

(7) FRG

e : B ' . e
- . ‘ b . gy ﬁ *? ; 2 " ; V ' : 3 7
Mg _ oge] ‘ == i TREE
/ ~ REMOVED

13) NWL el -~ — - — - — - — i SEDUM GREEN ROOF
———————————————————— R 7) FRG

GFRe Ny el o O e e e e e e
1% PROPOSED 6 STORY i 6) NWL
(5) GB TERRACED APARTMENT i ~J_ () FRG
\ 5 STORIES ELIEDING S (7) FRG

(10) FRG~L

SEDUM GREEN
ROOF

(7) FRG

o ] y M (5) FRG

.cr7 N\ @) FRG

5) FRO S (3) NwL
N

(5) FRG

EXISTING TREE | ¢
(TO REMAIN)_ |

EXISTING BUILDING

EXISTING TREE
(TO REMAIN)

HARRIET AVE S -

PLANTING PLAN

N
I
N

SCALE  3/32" = I'-0"
‘ Planting Schedule Planting Schedule - Parcel B o 55 1 ‘ 22 a4
[[Comt T 0 7 Common Name [ Botanical Name [ Size [ Comments | [CComt T 0 7T Common Name [ Botanical Name [ Size [ Comments |
1. Deciduous Tree 1. Deciduous Tree
7 [BOK [Bur Oak [Quercus 2" Caliper Ball and Burlap | | [12 [swp [Sweedish Poplar [Populus tremula Erecta’ [2.0" Caliper Ball and Burlap [PARCEL B |
[10 [RNT [Northern Tree Redbud [Cercis 2" Caliper Ball and Burlap | | Grand total: 12
2. Evergreen Tree LANDSCAPE NOTES:
[ [wp [White Pine [Pinus strobus [6Tall Ball and Burlap [ ] 1 LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF ONE YEAR. FROM THE DATE OF CERTIFICATION OF SUBSTANTIAL COMPLETION FOR THE PROJECT OR LATER IF INSTALLATION IS DELAYED BECAUSE OF PLANTING SEASON.
2 ALL PLANT MATERIAL SHALL MEET MINIMUM REQUIREMENTS SHOWN IN THE "AMERICAN STANDARD FOR NURSERY STOCK" (ANS| Z60.1-2004).
3. Shrub 3 NO PLANT OR MATERIAL, SHALL BE SUBSTITUTED WITHOUT AUTHORIZATION OF THE LANDSCAPE ARCHITECT.
f , ; 4 TREES SHALL ONLY BE STAKED AND GUYED WITH THE APPROVAL OF THE LANDSCAPE ARCHITECT., IN CASES OF EXTREMELY WINDY LOCATIONS ANDIOR WET CLAY OR VERY SANDY SOIL. REFER TO LANDSCAPE PLAN AND DETAILS FOR SPECIFIC PLANTING INSTRUCTIONS
[ [oPL__ [Common Purple Lilac [Syringa vulgaris [# Container [ | & iR IS A ISCREPANOY S EEN BLANT CUANTITIES N THE PLANE LT A5 THOSE CRASHIOALLY FEPRESENTEDS T GRAPHIC ALPRESEATATION SHALL TAKE PRECEDENCE
[21 |GBC | Glossy Black Chokeberry |Aronia elata [#5 Container | ] & THE LANDSCAPE CONTRACTOR SHALL VERIFY ALL UTILITY LOCATIONS AND PROTECT ALL UTILITIES AND STRUCTURES. DAMAGE TO UTILITIES AND STRUCTURES SHALL BE REPAIRED BY THE LANDSCAPE CONTRACTOR TO THE SATISFACTION OF THE OWNER
Poroal 7. IF PLANTS OR LANDSCAPE ELEMENTS CANNOT BE INSTALLED AS SHOWN ON THE LANDSCAPE PLAN, THE CONTRACTOR SHALL STAKE LOCATIONS FOR THE LANDSCAPE ARCHITECTS APPROVAL PRIOR TO ANY EXCAVATION OR INSTALLATION
‘erennial 8. UNLE: ALL LANDSCAPE AREAS WITHIN THE SITE BOUNDARY SHALL RECEIVE SOD. AREAS OUTSIDE THE SITE BOUNDARY WHICH HAVE BEEN DISTURBED SHALL RECEIVE SEED OR BE REPAIRED BACK TO THEIR ORIGINAL CONDITION, UNLESS
[436 [FRG [Feather Reed Grass [c x acutifiora ‘Karl Foerster' [#5 Container [ | NOTED OTHERWISE,
= o 9 ALLBOULEVARD PLANTINGS TO RECEIVE HARDWOOD MULCH
[64 [NwL |Nepeta Walkers Low [Nepeta x faasenii ‘Walker's Low’ [#1 Container [ | 0. UNLESS INDICATED OTHERWISE ALL LANDSCAPE BEDS TO RECEIVE DECORATIVE ROCK MULCH.
. : 11, ALL SOD AND LANDSCAPE INSTALLATIONS SHALL BE IRRIGATED, UNLESS NOTED OTHERWISE.
i [ssH [Sum and Substance Hosta [Hosta 'Sum and Substance [#1 Container | | T2 WOGD FIBER BLANKET MULGH SHALL BF APPLIED OVER SEED ON ALL SLOPES. NATIVE GRASS HAY MULCH NAY BE USED ON RELATIVELY FLAT AREAS.
Grand total: 634 13 INAREAS WHERE AN EXISTING PARKING LOT OR DRIVE AREAS HAVE BEEN REMOVED, ALL SUB-BASE SHALL BE REMOVED AND REPLACED WITH TOPSOIL AND ORGANIC MATTER.

Hal’rlet AVG Apal’tments Landscape Plan * -- 3

TE Miller
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MAITAIN A 4° RADIUS BETWEEN THE TRUNK,
WD MULCH

THETRUN LA 15

ECT
SCE. 0O 0T COVER e TOr OF ToE
ROOT BALL WITH SOLL

THNE, ROPE W, 41D eLAR
F RC Cu

00T BAL
EAGKET W 4 PLACES AD FOLD AAY FROM
THE ROOT BALL.

SET TOP OF ROG
THAN GRADE.

BALL 1-2 IN, HIGHER

4 IN. HIGH EARTH SAUCER BEYOND EDGE OF
ROOT BALL

MULCH 4" DEEP I A & ER RING
KEEF MULCH 4" FROM THE BASE OF THE
TREE TRUNK, MANTAIN WEED FREE
YEAR AFTER PLANTING.

TAMP SOIL AROUND ROOT B BASE TRMLY
WITH FOOT PRESSURE 50 THA
T

OF PLANTING HOLE = MIN 2x
00T B (GREY CONCRETE SIDEWALK (SEE CIVI)

MIN. 300 CF OF STRUCTURAL SOIL BACKFILL

‘SCARIFY EDGES OF BACKFILL

SET ROOT 2L Ot FRM 4D 4T T
BOTIOM OF W

NOTES:

[ PRUNE ONLY CROSSOVER LIMBS, CO-DOMINANT LEADERS, AND BROKEN OR DEAD BRANCHES. DO NOT REMOVE TERMINAL BUDS OF
BRANCHES THAT EXTEND TO THE CROWN

STAKE AND WRAP TREES ONLY IF DIRECTED BY LANDSCAPE ARCHITECT, SEE STAKING AND/OR WRAPPING DETAILS AS NEEDED.

LOCATE PLANTS AS DIRECTED ON LANDSCAFE PLAN

MAKE SURE PLANTING BED SOIL IS LOOSENED AND NOT TOO WET PRIOR TO PLANTING AND AVOID SOIL COMPACTION DURING PLANTING
MULCH LAYER TO EVENLY COVER THE ENTIRE BED AREA 4'-6" THICK, MAINTAIN A 4" RADIUS BETWEEN MULCH AND TRUNK.

NO SUBSTITUTIONS OF PLANTS OR ADJUSTMENTS TO PLANT LOCATIONS, WITHOUT APPROVAL OF THE LANDSCAPE ARCHITECT.

pUuren

B4B TREE PLANTING @ CITY BOULEVARD

T TREES 5O THAT THE TRUNK FLARE IS
VISIBLE AT THE TOF OF THE ROOT BALL

REJECT TREES IF THE TRUNK FLARE (5 NOT
VISIBLE. DO NOT m

ROOT BALL WITH SOIL

MAITAIN A 4° RADIUS BETWEEN THE TRUNK
AND MULCH,

REMOVE ALL TWINE, ROPE, WIRE, AND BURLAP
FROM TOP 1/3 OF ROOT BALL, CUT

BASKET IN 4 PLACES AND FOLD AWAY FROM
THE ROOT BALL.

MULCH 4 DECP I A G DAVETER NG,
KEEP MULCH 4° FROM THE BAS
TREE TRUNK. MANTAIN WEED s
YEAR AFTER PLANTING.

TAMP SOIL AROUN
TH FOOT PRESSUE

510

EXISTING NATIVE SOLL -

WIDTH OF FLANTING HOLE = MIN 2« THE —]

WIDTH OF THE ROOT BALL. WIDER IF
SSIBLE.

NCHEDINATURAL EDGE TO HOLD MULCH
IN PLACE AND TO SEPARATE FROM TURF.

SCARIPY EDGES OF BACKFIL
TOP OF RODT BALLTO BE 12" ABOVE GRADE

BOTIOM OF WHOLE. ARy

NOTES:
| PRUNE ONLY CROSSOVER LIMBS, CO-DOMINANT LEADERS, AND BROKEN OR DEAD BRANCHES. DO NOT REMOVE TERMINAL BUDS OF
BRANCHES THAT EXTEND TO THE CROWN,

2. STAKE AND WRAP TREES ONLY IF DIRECTED BY LANDSCAPE ARCHITECT.

E STAKING AND/OR WRAPPING DETAILS AS NEEDED.

3. LOCATE PLANTS AS DIRECTED ON LANDSCAPE PLAN.
4. MAKE SURE PLANTING BED SOIL IS LOOSENED AND NOT TOO WET PRIOR TO PLANTING AND AVOID SOIL COMPACTION DURING
PLANTING.

5. MULCH LAYER TO EVENLY COVER THE ENTIRE BED AREA 4'-G" THICK, MAINTAIN A 4" RADIUS BETWEEN MULCH AND TRUNK,
6. NO SUBSTITUTIONS OF PLANTS OR ADJUSTMENTS TO PLANT LOCATIONS, WITHOUT APPROVAL OF THE LANDSCAPE ARCHITECT.

B£B TREE PLANTING - ON A SLOPE

MAINTAN 4-6°
AND MULCT

VEEN FLANT

4° DOUBLE SHREDDED WESTERN RED.

CEDAR MULCH SEE EDGING INSTALLATION

T

FINISH GRADE

BrcrruzD SoL umwELL
JFOSTED ORGANIC MATTER

MANTAN 50% WATVE 50

v

RBED SOIL
‘SCARIPY EDGES OF BACKFILL AREA

‘SCARIPY EDGE OF ROOT BALL

NOTES:

[ MAKE SURE PLANTING BED SOIL IS LOOSENED AND NOT TOO WET PRIOR TO PLANTING, WHILE AVOIDING SOIL COMPACTION
DURING PLANTING.

2. MULCH LAYER TO EVENLY COVER THE ENTIRE BED AREA 4'-6" THICK.

3.

4

SPACING BETWEEN PLANTS AS DIRECTED ON LANDSCAFE PLAN
WHEN PLANTING LARGE PERENNIAL BEDS, PLANT THE OUTER EDGES OF THE BED FIRST IN A STAGGERED DOUBLE ROW, THEN
FILL THE INTERIOR OF THE
WHEN PLANTING GROUNDCOVERS, PLACE MULCH OVER ENTIRE BED FIRST, THEN INSERT THE PLANTS INTO THE SOIL
THRO UGH THE MULCH
E WOVEN GEOTEXTILE FILTER FABRIC WHEN USING ROCK OR INORGANIC MULCHES
NO SUBSTITUTIONS OF PLANTS OR ADJUSTMENTS TO PLANT LOCATIONS, WITHOUT APPROVAL OF THE LANDSCAPE
ARCHITECT

RES

PERENNIAL PLANTING

SCAE 1/2"= 10"

AT THE TRUNK FLARE 15
e 70T Or THE RO Bl
IF THE TRUNK, FLARE 15 NOT

VSELE. 00 K0T COVER T Tor OF e MANTAIN A 4* RADIUS BETWEEN THE TRUNK.
ROOT BALL WITH SOLL AND MULCH
REMOVE A

LTHNE ROPE, WRE, AIDBURAP
FROM TO 1/3 OF ROOT BALL, CUT
BAGKET M 4 PLACES A FOID AWAY FROM

SET TOP OF ROOF BALL 1-2 IN. HIGHER.
THAN GRADE.

MULCH 4° DEEP IN ER RING.

THE ROOT BALL.

4.1 M EARTH SAUCER SEYOIO £0GE OF
ROOT BAL

KEEP MULCH 4° FROM THE BASE OF THE
TREE TRUNK, MANTAIN WEED FREE FOR A
YEAR AFTER PLANTI

TAMP SOIL AROUND RODT BALL BA
WITH FOOT PRESSLRE 50 THAT RO
DoOE:

.

JTH OF PLANTING HOLE = MIN 2«

THE WIDTH OF THE ROOT BALL WIER
 FoSSIBLE BACKFILLITH A V2 EXISTING SO AND 172 W
COMPOSTED ORGANIC VATTER MIXTURE. ALIA
MANTAN 50% NATIVE SOIL UNLESS OTHERW
j..v,I NOTED(IN THE CASES OF EXTREMELY COMPACTED OR.
TRENCHEDINATLRAL EDGE TO HOLD MULCH POULTED 57ES)
FLACE AND TO SEPARATE FROM TURF. :

ACKFI
SET ROOT-BALL ON FRM PAD AT THE
BOTTOM OF WHOLE

NOTES:
| PRUNE ONLY CROSSOVER LIMBS, CO-DOMINANT LEADERS, AND BROKEN OR DEAD BRANCHES. DO NOT REMOVE TERMINAL BUDS OF
N

BRANCHES THAT EXTEND TO THE CRO\
STAKE AND WRAP TREES ONLY IF DIRECTED BY LANI
OCATE PLANTS AS DIRECTED ON LANDSCAPE PLAN

MAKE SURE PLANTING BED SOIL IS LOOSENED AND NOT TOO WET PRIOR TO PLANTING AND AVOID SOIL COMPACTION DURING PLANTING
MULCH LAYER TO EVENLY COVER THE ENTIRE BED AREA 4'-6" THICK, MAINTAIN A 4' RADIUS BETWEEN MULCH AND TRUNK.

NO SUBSTITUTIONS OF PLANTS OR ADJUSTMENTS TO PLANT LOCATIONS, WITHOUT APPROVAL OF THE LANDSCAPE ARCHITECT.

CAPE ARCHITECT, SEE STAKING AND/OR WRAPPING DETAILS AS NEEDED.

purop

B¢B TREE PLANTING

SCAE  1/2"= [0

MAINTAIN 4-6* RADIUS BETWEEN PLANT AND MULCH

4" DEEF DOUBLE SHRED!

ED WESTERN RED C

AR MULCH

BAB STOCK.- REMOVE BURLAF FROM 1/3 OF ROOT BALL

L COMPOSTED ORGANIC MATTER

KFILLED SOIL WITH 1
0% EXISTING SO

(MANTAIN A M,

FIISH GRADE

e E——

SCARIPY EDGES OF BACKFIL A -

POTTED STOCK - SCARIFY EDGES OF ROOT BALL BEFORE PLANTING

NOTES:
AVOID PLANTING IN WET OR SATURATED SOIL TO PREVENT SOIL COMPACTION DURING PLANTING.

MULCH LAYER TO LY COVER THE ENTIRE BED AREA, EXCEPT KEEP MULCH 4° FROM BASE OF SHRUB BRANC!
SPACING BETWEEN FLANTS AS DIRECTED ON LANDSCAPE PLAN

MAKE SURE PLANTING BED SOIL IS LOOSENED AND NOT TOO WET PRIOR TO PLANTING AND AVOID SOIL COMPACTION DURING FLANTING.
SPACING BETWEEN PLANTS AS INDICATED ON LANDSCAPE PLAN

USE WOVEN GEO-TEXTILE FILTER FABRIC WHEN USING ROCK OR INORGANIC MULCHES.

NO SUBSTITUTIONS OF PLANTS OR ADJUSTMENTS TO PLANT LOCATIONS, WITHOUT APPROVAL OF THE LANDSCAPE ARCHITECT

NpUALP -

SHRUB PLANTING

SCALE  1/2"= 10"

TE Miller

SCALE 3/8" = 10

Harriet Ave Apartments

SCALE 3/8' = 10"

STRAW O EROSION CONTROL BLANKET
FINISH GRADE

£050LT0 AN

TILLED AND AMENDE
&

UNDISTURBE

NOTES:

[ TILL TO A DEPTH OF 4-6", ADD NEW TOPSOI

ACCORDING TO SOIL TEST,

2. REMOVE ALL DEBRIS.

SMOOTH AND DO A FINAL GRADING, ENSURE DRAINAGE AWAY FROM BUILDINGS, FILL ANY LOW SPOTS, AND

GRADE TO 1" BELOW HARD SURFACE AREAS(SIDEWALKS, DRIVEWAYS, CURBS, ETC.).

ROLL SOIL SURFACE LIGHTLY.

WATER SOIL SURFACE, SO IT IS MOIST BEFORE SPREADING SEED.

MULCH WITH 2" WEED FREE STRAW ON LEVEL SURFACES(UF TO 5% SLOPE) OR COVER WITH EROSION

(OVER 5% SLOPE)

7. INITIALLY WATER ro 3-4" DEPTH. FOLLOWED BY PERIODIC WATERING TO MAINTAIN A MOIST SOIL AROUND
SEEDS. TAPER BACK WATERING AS PLANTS ARE ESTABLISHED.

SEED PLANTING

IS NONE PRESENT ON SITE, AND AMEND SOIL

RS

SCALE 3/8" = 10

Landscape Details -- 4

5, INC.

lapmant, LLE

2905 HARRIET AVE S, MINNEAPOLIS, MINNESOTA

03/17/2016




CATES, INC.

EXISTING TREE

EFICLE PARKING.

PRESERVED - SEE LANDSCAPE PLAN

ANY OTHER INTERRUPTION OF THE PLANTS

EXISTING TREE/SHRUB PROTECTION

CALE | [

@ Hal’rlet AVG Apal'tmentS Landscape Details -- 5 hokredhind

2905 HARRIET AVE S, MINNEAPOLIS, MINNESOTA 03/17/2016




i i 1 11 o

[+7e LLIMINAIE SPECHICATION

PT-11
— i ﬁ B LUIMIMAIRE SPECHICATION

PT-30: 5

!
I
- i e LLIMINAIRE SPECIFICATION I ! PT
L | -
I
Ly
= N
E Luminaire parts list
= Index Manufacturer Luminaire type. Item number Fitting Luminous flux Light loss factor Connected load Quantity
| Lo | o stemanave | s oo | iz | 515200 | g ow 2 —
F 2 oA | Lo watigntep. | wotmorr2wio | sussoonrzansg | 00eTreree | g w .
s [P TN JRU—— U — o8 aw )
. U | Ui P bomatED | wtmorrzwio | oo rzansa | o0errteres | o w ,
e 5 LIGMAN 2 LED c- c- 80Im 08 aw 10
. PSS VU JS—— —— el waw .
it .o & # Name Parameter Min Max Average Min/average Min/max
PT-1 UAU-T4 - : 1
=== - - — Ee 1 Sidewalk 2 14 32fc 23fc 081 045
LIGHTING PLAN 2 - o s s oz o
SCALE e = 1-0" 3 Sidewalk 1 0861 42fc 29f 023 016
st wazte ost o5
I
Harriet Ave Apartl nents Lighting Plan -- 6 "m
|g |ng an -- MONTGOMERY
ARCHITECTS

TE Miller
ooreiermen e 9905 HARRIET AVE S, MINNEAPOLIS, MINNESOTA 03/17/2016




?| 8.0%
@ = OPENING ONLY, NO DOOR

GARAGE INTAKE AREA & 11 14
WELL; VERIFY W/ MECH 5 0.0
CONTRACTOR — GARAGE EXHAUST AREA
= WELL; VERIFY W/ MECH
CONTRACTOR

&

GARAGE INTAKE LOUVER —q 220 XX
W/ MOTORIZED DAMPER 23 . R

GARAGE EXHAUST FAN; 18"
(of c c |y c c L 1 et c cly c c c iy c c c 5 DEEP MOTORIZED WALL UNIT
- MOUNTED MIN. 48" AFF

46 PARKING SPACES - X . GENERATOR;

EXHAUST INTO AREA
LL

ERCNED

[No Siope]
$muo“ CHAIN LINK ENCLOSURE
4.3% W/ OPERABLE GATE

220

No Siopel] a3

$90‘ -6

22 0

;IR 1 1120 Bl I

4" MIN SPRAYFOAM INS.
TO 4' BELOW GRADE @
ALL STEEL PILING

14.6%

ALTERNATE GARAGE
EXHAUST LOCATION

SNOW-MELT SYSTEM AT
RAMPED GARAGE
ENTRANCE I

N
GARAGE UPPER LEVEL
| &

SCALE =

80%

GARAGE INTAKE AREA
WELL; VERIFY W/ MECH
CONTRACTOR

GARAGE EXHAUST SHAFT;
L VERIFY W/ MECH

CONTRACTOR
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Bike racks to be direct welded at sheet piling walls
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ROOF ABOVE UNITS
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xx"
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SCAEE I'= 100"

Roof Notes:

1. Assume 10 roof drains and 10
overflow per roof terrace level; design
by plumbing contractor

2. Assume 48 window washing anchors;
40 standard, 8 *flush top" anchors at
patio locations
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ALUMINUM / GLASS
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SCALE =100

EAST ENTRY SIGN - 32 SF
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3,802 SF WALL AREA
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RESIDENT ENTRANCE
METAL STAIRS
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ROCK FACE BLOCK W/ METAL CAP FLASHING
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Laken |Harriet Ave Apartments

FINISH SCHEDULE

METAL PANEL #1

MANUFACTURER: FIRESTONE
TYPE: VERTICAL CORRUGATED
COLOR: MATTE BLACK

METAL PANEL #2

MANUFACTURER: FIRESTONE
TYFE VERTICAL CORRUGATED
COLOR: CITYSCAPE

PREFIN. CAP FLASHING:
MANUFACTURER: TBD
COLOR: TO MATCH ADJACENT FIELD COLOR

MANUFACTURER: ANCHOR BLOCK,
COLOR: PREMIUM COLOR: MIDNIGHT
WINDOWS:
MANUFACTURER: TBD
VINYL
COLOR: WHITE OR SIMILAR

PRECAST CONC. SILL:

MANUFACTURER: TBD
FINISH SAND BLAST
COLOR! TO MATCH ROCKFACE "MIDNIGHT"

LOUVERS:
col

STOREFRONT GLAZING
MANUFACTURER: TBD
FINISH ANODIZED ALUMINUM AND DARK BRONZE
(AS INDICATED ON COLORED ELEVATIONS)

DECKS # RAILINGS

MANUFACTURER: TBD
TYPE ALUMINUM
COLOR: WHITE AND DARK BRONZE

(AS INDICATED ON COLORED ELEVATIONS)

Elevations -- 12

LOR: PAINTED TO MATCH ADJACENT METAL PANEL

T U § H 1 &
MONTGOMERY
ARCHITECTS
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SHADOW STUDY - 9 AM SPRING EQUINOX SHADOW STUDY - |12 PM SPRING EQUINOX
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OCTOBER 28TH @ NOON (BIKE SHADOW PERIOD BEGINS)

@ SCALE I" = 200"

FEBRUARY 14TH @ NOON (BIKE SHADOW PERIOD ENDS)

OCTOBER 22ND @ NOON (PREVIOUS DESIGN BIKE SHADOW BEGAN)

@ SCAE 1'=400

CURRENT PLAN FEBRUARY | 9TH @ NOON (PREVIOUS DESIGN BIKE SHADOW ENDED)
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N
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Dan Pellinen

From:

Sent:

To:

Cc:

Subject:
Attachments:

Dear Council Member Bender,

Robb Miller <rmiller@temillerdevelopment.com>

Friday, February 05, 2016 4:21 PM

lisa.bender@minneapolismn.gov

Robb Miller; Curt Gunsbury (curt@solthem.com)

Land Use Application for 2905 Harriet - 111 Unit Apartment Project
2905 Land Use Description 2 05 16 EJ.PDF

As previously discussed, we are submitting a land use application to the City of Minneapolis for development of a 111
unit apartment project at 2905 Harriet Avenue.

We anticipate a public hearing with the City Planning Commission in mid-March.

Please see our attached land use description and let us know if you have any questions.

Thanks,
Robb and Curt

Robert T. Miller | Vice President | TE Miller Development, LLC
300 Prairie Center Drive, Suite 245 | Eden Prairie, MN 55344 | p 952-345-7857 | m 612-868-7501 | fax 952-345-8065 | rmiller@temillerdevelopment.com




Dan Pellinen

From:

Sent:

To:

Cc:

Subject:
Attachments:

Hello Ricardo,

Robb Miller <rmiller@temillerdevelopment.com>

Friday, February 05, 2016 4:24 PM

Ricardo@whittieralliance.org

Robb Miller; Curt Gunsbury (curt@solhem.com)

Land Use Application for 2905 Harriet - 111 Unit Apartment Project
2905 Land Use Description 2 05 16 EJ.PDF

| am writing to inform you that we are submitting a land use application to the City of Minneapolis for development of a
111 unit apartment project at 2905 Harriet Avenue.

We anticipate a public hearing with the City Planning Commission in mid-March.

Please see our attached land use description and let us know if you have any questions.

See you Monday!

Thanks,
Robb and Curt

Robert T. Miller | Vice President | TE Miller Development, LLC
300 Prairie Center Drive, Suite 245 | Eden Prairie, MN 55344 | p 952-345-7857 | m 612-868-7501 | fax 952-345-8065 | rmiller@temillerdevelopment.com




WH:7 TIER

THE INTERNATIONAL NEIGHBORHOOD
March 7, 2016

Councilmember Lisa Bender
Minneapolis City Hall

350 South 5th Street, Room 307
Minneapolis, MN 55415

Dear Lisa,

| am writing to inform you of the action taken by the Whittier Alliance Board at its February 25, 2016, meeting
regarding the Planning Commission hearing scheduled for regarding the 2905 Harriet Avenue development.

Motion: The Whittier Alliance Board of Directors supports that the lots in question at 2905 Harriet Ave S, 2903 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 be rezoned from 11, R3 and R2B to R5 multi-family residential — on the condition that if any of the houses on the site
are in habitable condition they be relocated at the expense of the developer to a suitable vacant lot in the Whittier
neighborhood. Motion Carried.

Motion: The Whittier Alliance Board of Directors supports the Conditional Use Permit to increase maximum height from
the required 4 stories/56 feet to 6 stories/74 feet on the condition that the pedestrian walkway is not gated —in
accordance with the Whittier Alliance design guidelines and the wishes of the Midtown Greenway — and that the adjacent
property owners and the Greenway are not shaded for more than 109 days per year. Motion Carried.

The 2905 Harriet development will be a significant one for the Whittier neighborhood and the board members
discussed it at length. The developers contacted the Midtown Greenway at the same time as they contacted
the Whittier Alliance — very late in the process —and many of the residents of neighboring properties only
learned about it from our communications to the neighborhood. The board reiterated that it is much more
desirable for the neighborhood to be notified and involved with the development process before formal
planning documents are submitted to the City.

Board members had concerns about the shading of the Greenway and the fate of the house remaining on the
site. The board also strongly concurs with the Midtown Greenway and nearby residents that the pedestrian
pathway adjacent to the Greenway should not be gated, night or day. The developers are requesting
numerous variances from the City and contributing a genuine public access walkway would be a gesture of
good faith to the neighborhood. If a fobbed access gate is installed, the neighborhood has no guarantee it will
not be closed at all times. Other property owners south of the Greenway have expressed willingness to
cooperate in the creation of a pedestrian thoroughfare.

Sincerely,

c/q

Cc: Lisa Steiner, Senior City Planner, City of Minneapolis
Curt Gunsbury, Owner, Solheim Companies
Soren Jensen, Executive Director, Midtown Greenway Coalition
Whittier Alliance 10 E. 25" St. Minneapolis, MN 55404 Ph: 612-871-7756 Fax: 612-871-0650 www.whittieralliance.org

o

Ricardo McCurley
Executive Director



2834 |0th Avenue South
Greenway Level, Suite 2
Minneapolis, MN 55407
Phone: 612-879-0103
Fax: 612-879-0104

Lisa Steiner March 15, 2016
Senior City Planner - Land Use, Design and Preservation

City of Minneapolis - Community Planning and Economic Development

250 South Fourth Street - Room 300

Minneapolis, MN 55415

Dear Ms. Steiner:

The Midtown Greenway Coalition would like to submit this letter regarding the proposed Harriet Avenue
Apartments at 2905 Harriet Avenue South. We have met with the developer and reviewed the project
plans. However, we were asked to review the project design very late in the process, and earlier designs
were never shared with us. We hope that future projects are shared with us much earlier in the process.

The variance request to increase the maximum allowable height is of concern to us, due to the extensive
shadowing this will create on the Greenway. However, we appreciate that steps have been taken to
mitigate shadowing, by moving the project toward the back of the property (away from the Greenway)
and stepping the upper-levels back. We also appreciate that the building design helps to increase “eyes
on the Greenway” by proposing a glass structure/exercise room, balconies, and a rooftop patio.

In addition, we were pleased to see a proposed public walkway along the Greenway’s edge. However, we
were dismayed to learn that the developer plans to shut the walkway down at night. This would be the
opposite of having “eyes on the Greenway” and could make the project more attractive to criminals, who
could easily go around the gates. (Unfortunately, the developer has thus far rejected our suggestion to
use gates at the walkways going up to the units instead.)

It has been suggested that perhaps the walkway gates could stay open at night, as a test. However, even
when opened, we believe the gates and the landscaping (rocks) will create a perception of a private
walkway. This is not in alignment with our vision for public promenades along the Greenway, and
counter to the many public promenades along the corridor that have already been constructed.

The developer has also expressed support for connecting the project to the 29th Street woonerf in the
future; however, the proposed walkway appears to be too narrow to support such a connection.

Accordingly, the Midtown Greenway Coalition conditions our support for the Harriet Avenue Apartments
project upon keeping the walkway open to the public 24/7; the removal of the proposed gates and
landscaping (including rocks) that could make the walkway appear to be private; and the expansion of the
width of the walkway to at least 8 feet, to better connect to the 29th street woonerf in the future.

Sincerely,

=17 —

Soren R. Jensen
Executive Director, Midtown Greenway Coalition

cc: Lisa Bender, Minneapolis City Council Member
Ricardo McCurley, Executive Director of the Whittier Alliance






