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LAND USE APPLICATION SUMMARY 

Property Location: 4041 Hiawatha Avenue 

Project Name:  4041 Hiawatha Apartments 

Prepared By: Shanna Sether, Senior City Planner, (612) 673-2307 

Applicant: BKV Group 

Project Contact:  John H. Stark 

Request:  To allow for the conversion of existing buildings to a multiple-family dwelling. 

Required Applications: 

Conditional Use 
Permit To allow dwellings in the IL Overlay District. 

Variance  To reduce the minimum required off-street parking. 

Site Plan Review For the redevelopment of an existing building. 

SITE DATA 

Existing Zoning 
I1 Light Industrial District 
IL Industrial Living Overlay District 

Lot Area 79,535 square feet / 1.82 acres 

Ward(s) 12 
Neighborhood(s) Longfellow Community Council 

Designated Future 
Land Use Transitional Industrial 

Land Use Features 38th Street LRT Station Activity Center (north of the site) 

Small Area Plan(s) 38th Street Station Area Plan 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The existing 3-story building is of heavy timber 
construction with exterior masonry bearing walls with punched openings and wood windows. The shed 
buildings are wood post construction with wood trusses supporting a sloped structure with clerestory 
windows above in three rows. There is an existing asphalt parking area to the east. The property 
consists of two buildings historically referred to as Factory 2 and the Lumber Shed(s).  The applicants 
are seeking a nomination for the National Register of Historic Places. Part 1 of the National Park Service 
Historic Preservation Certificate Application has been reviewed by the State Historic Preservation 
Office (SHPO) and is currently being reviewed by the National Park Service (NPS). The Lake Street Sash 
and Door Company expanded their operations to the subject property in 1926.    

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The property is situated between 
Hiawatha Avenue, 41st Street East and to the Soo Line railroad tracks to the east. The building is 
connected via skyway to 4001 Hiawatha Avenue to the north. There are two industrial uses to the east, 
Hiawatha Lumber and A&A Millwork, east of the railroad. McDonald’s fast food restaurant is located 
south of 41st Street East. Two blocks to the east the land use sharply transitions to low-density 
residential. 

PROJECT DESCRIPTION. The applicant is proposing to add 78 affordable dwelling units with 
approximately 71 parking stalls (17 located in the shed buildings and 54 surface stalls at the rear). The 
proposed parking interior to the shed buildings are dependent on approval by the State Historic 
Preservation Office and the National Park Service, due to the partial removal of the existing concrete 
columns to allow for parking and vehicle access. A new addition including a club room, green roof and 
roof deck are proposed to be added to the south end of the existing 3-story building. The applicant has 
applied for a variance to reduce the required off-street parking; however, on July 10, 2015, the city 
council adopted a text amendment to reduce the required off-street parking requirement for multiple-
family dwellings near high-frequency transit. After the adoption of the text amendment, the proposed 
use no longer has a minimum off-street parking requirement. Staff is returning the application for the 
variance to reduce the off-street parking.  
 
Additionally, dwelling units are a conditional use in the IL Industrial Living Overlay District and the 
project is subject to site plan review due to the change in use. 

PUBLIC COMMENTS. Staff has received a letter of support from the Longfellow Community 
Council; a copy of the letter is attached to the staff report. Any correspondence received prior to the 
public meeting will be forwarded on to the Planning Commission for consideration.  

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for dwelling units in the IL Industrial Living Overlay District based on the following findings: 

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

The establishment of a multiple-family dwelling with 78 dwelling units will not be detrimental to 
public health, safety, comfort or general welfare provided the development complies with all 
applicable building codes and life safety ordinances as well as Public Works Department standards.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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The site is located near a Transit Station Area and an Activity Center.  The surrounding area 
includes a mix of commercial, light industrial and low-density residential uses across Hiawatha 
Avenue and east of Dight Avenue.   

 

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

The project will not be injurious to the use and enjoyment of other property in the vicinity.  The 
surrounding area is fully developed with a range of uses, including a fast-food restaurant, variety of 
light industrial uses, the railroad and low-density residential across Hiawatha Avenue to the west 
and Dight Avenue to the east.  The applicants are proposing to repurpose the existing structures 
and staff finds that the proposed redevelopment is compatible with other uses in the immediate 
area.  Therefore, the existing and future development in the area should not be negatively affected 
by the development. 

 

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

The site is served by existing infrastructure.  The Public Works Department reviewed the project as 
part of the Preliminary Development Review (PDR) process for appropriate drainage and 
stormwater management as well as to ensure the safety of the position and design of improvements 
in or over the public right of way.  The PDR report has been attached for review. 

 

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

On July 10, 2015, the city council adopted a zoning code text amendment reducing the off-street 
parking requirement for multiple-family dwellings near transit. The subject property is located less 
than one-half (1/2) mile of the rail stop at the 38th Street Station, which experiences midday service 
headways of fifteen(15) minutes or less. Due to the proximity of the development site to the LRT 
Blue Line, the minimum off-street parking requirement is reduced by 50%. With the proposed 78 
dwelling units, the project is required to provide 39 off-street parking spaces. 
 
The proposed parking areas are accessed from an existing curb cut along 41st Street East and they 
are located at the rear of the site, adjacent to the railroad tracks and within the shed buildings. The 
applicant is proposing to provide 54 off-street parking spaces in a surface parking area at the rear of 
the site and 17 spaces located on the interior of the existing shed buildings. The parking spaces 
proposed inside the sheds may be reduced, because the parking layout is dependent on the partial 
removal of the existing concrete columns. The partial removal of columns is subject to the approval 
of the State Historic Preservation Office and the National Park Service. In any case, the project will 
comply with the minimum off-street parking requirement of 39 spaces. In addition, the applicant is 
proposing to provide 78 long-term bicycle spaces within the existing building.  
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5. 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 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the 
comprehensive plan. 

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

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 1.13: Support high density development near transit stations in 
ways that encourage transit use and contribute to interesting and vibrant places. 

1.13.1  Encourage pedestrian-oriented services and retail uses as part of higher density 
development near transit stations. 

1.13.5 Concentrate highest densities and mixed use development adjacent to the transit 
station and along connecting corridors served by bus. 

Heritage Preservation Policy 8.10: Promote the benefits of preservation as an 
economic development tool and a method to achieve greater environmental 
sustainability and city vitality. 

8.10.4  Encourage the occupation and reuse of historic structures in areas targeted by the city 
for revitalization by contributing resources to make older buildings more energy 
efficient and therefore less expensive to operate. 

8.10.5  Prioritize the reuse of the city’s historic buildings as a strategy for sustainable 
development. 

8.10.6  Market the city's high quality, architecturally interesting, readily available and 
affordable housing and commercial properties. 

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

10.5.2 Medium-scale, multi-family residential development is more appropriate along 
Commercial Corridors, Activity Centers, Transit Station Areas and Growth Centers 
outside of Downtown Minneapolis. 

 
The subject property is located outside of Industrial Employment Districts and the future land use 
designation is Transitional Industrial. This classification suggests that the area will redevelop and 
eventually evolve to other uses compatible with surrounding development. The subject parcel was 
identified in the 38th Street Station Area Plan as having the potential for adaptive re-use for office, 
housing or light industrial. Staff finds that the aforementioned polices support residential uses in the 
IL Industrial Living Overlay District.  
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6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal will comply with all provisions of I1 
Light Industrial and IL Industrial Living Overlay Districts.  

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

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

Building Placement and Design – Requires alternative compliance 

• The existing building reinforces the street wall along Hiawatha Avenue and East 41st Street. The 
applicant is proposing to add new windows and entries along Hiawatha Avenue.  

• The buildings were constructed prior to 1926 and are located up to the property line.  
• The area between the building and the public street and sidewalk is proposed to be sodded and 

landscaped. 
• The applicant has shown a lobby entrance to the building accessed from Hiawatha Avenue. There 

are additional entrances along the north wall that are connected to the public sidewalk.  
• On-site accessory parking is located to the rear of the site and within the shed buildings.  
• The proposed addition for the club room on the fourth floor provides architectural detail and 

windows that create visual interest, increase security of adjacent outdoor spaces. 
• The existing buildings are distinctive and separate from each other. The building with the proposed 

dwelling units is a 3-story brick structure, with a proposed 4th floor addition for a club room. The 
shed buildings are proposed to house additional parking spaces. 

• The proposed elevations show windows and architectural features that do not create blank walls 
exceeding 25 feet.  

• The exterior materials of the existing buildings are brick and metal. The proposed addition will be 
clad with metal siding. 

• The buildings are existing and individually are consistent on each elevation. The proposed addition 
will appear similar on all four sides of the structure.  

• The applicant is not proposing to use any concrete block for the project.  
• The applicant is proposing to replace windows within the existing openings and proving new doors 

that will be vertical and evenly proportionate. The shed buildings have overhead doors that will be 
replaced with storefront glass. New windows will also be added to the gable end of the shed 
buildings.  

• Approximately 80% of the linear frontage along Hiawatha Avenue will have active ground floor uses, 
including the dwelling units, lobby and yoga space. 100% of the linear frontage along 41st Street East 
will be devoted to parking for vehicles and bicycles and a bicycle maintenance shop. The applicant is 
seeking alternative compliance to this provision due to the impracticality of providing active uses on 
the opposite side of the property from the dwelling units.   

• The existing 3-story building has a flat roof and the proposed addition will also have a flat roof. The 
industrial properties nearby also have flat roofs. The shed buildings have a characteristic gable roof 
with copulas at the peak. This roof line is unique to the property and will be maintained. 

• The two buildings are existing and are not subject to meeting the window requirements on each 
floor; however, the applicant is only adding windows to all of the elevations. Staff has evaluated the 
window percentage for the addition only (See Table 2.) 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 

Residential Uses – Addition Only 

4th Floor - West 10% minimum 55 sq. ft. 71% 395 sq. ft. 

4th Floor – East 10% minimum 55 sq. ft. 4.3% 24 sq. ft. 

4th Floor – North 10% minimum 24 sq. ft. 37.5% 90 sq. ft. 

4th Floor - South 10% minimum 24 sq. ft. 48% 115 sq. ft. 

 

Access and Circulation – Meets requirements 

• The site plan shows well-lit walkways, at least 4 feet in width to connect building to the adjacent 
public sidewalk and on-site parking.  

• There are no transit shelters proposed to be incorporated in the development.  
• Vehicular access to the property will continue to be provided through the existing curb cut on 41st 

Street East. The circulation of the parking lot has been designed to minimize conflicts with 
pedestrians. There is an existing curb cut at the north end of the property along Hiawatha Avenue 
that is proposed to be closed. 

• The proposed development is not immediately adjacent to residential uses or properties. Traffic to 
the site should have little to no impact on the nearby residential uses two blocks to the east.  

• The proposed site plan minimizes impervious surface; the site is currently 100% impervious.  

Landscaping and Screening – Requires alternative compliance 

• The composition and location of landscaped areas complement scale of development and 
surroundings. The buildings are up to the property line along Hiawatha Avenue and 41st Street East; 
therefore, the applicant has provided a combination of landscaped yards adjacent to the railroad, the 
existing building and at the edges of the parking lot along 41st Street East. The applicant is proposing 
29 aspen trees along the east property line to create a large, columnar screen from the adjacent Soo 
Line Railroad and approximately 26% of the net site is landscaped. 

• The Soo Line Railroad property is zoned R1A Single-Family District. The proposed parking lot abuts 
the shared property line. The applicant is proposing a combination of a wood fence, gabion wall, and 
landscaping of the property to the adjacent residentially zoned property.  

• The parking area along the east property line requires a 7-foot landscaped yard. The applicant is 
providing a 4 foot and 2 foot landscaped yard. The applicant is seeking alternative compliance to 
allow for the reduced landscaped yard adjacent to the railroad tracks in order to provide sufficient 
parking on the site that meets the minimum dimensions for parking spaces and drive aisles. Staff is 
recommending that the planning commission grant alternative compliance.  

• The corners of the parking lot are landscaped with shrubs, trees, perennials and grasses.  
• Approximately 10 parking spaces are not located within 50 feet of an on-site deciduous tree. These 

spaces are immediately adjacent to the shed building and along the east property line where less 
than 2 feet of landscaped area is provided. Staff finds that the site is constrained in such a way that 
providing the additional tree would be impractical and recommends that the planning commission 
grant alternative compliance.  

• All areas not occupied by buildings, parking and outdoor gathering spaces are proposed to be 
covered by landscaping. 

• Installation and maintenance of all landscape materials shall comply with 530.210 of the zoning code. 
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Table 2. Landscaping and Screening Requirements 

 Code Requirement Proposed 

Lot Area -- 79,535 sq. ft. 

Building footprint -- 49,622 sq. ft. 

Remaining Lot Area -- 19,913 sq. ft. 

Landscaping Required 3,982.6 sq. ft. 5,336 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 8 trees 17 trees 

Shrubs (1: 100 sq. ft.) 40 shrubs 48 shrubs 

 

Additional Standards – Meets requirements 

• The applicant is providing a zero curb at the west end of the parking lot and a tapered curb at the 
parking lot corners at the south end of the property. There will be a curb and gutter along the east 
property line to encourage the stormwater to drain to the proposed landscaped areas.  

• There will be a minimum addition to the existing building to allow for a fourth floor. The proposed 
addition will not block views of important city elements. 

• The proposed addition will not have shadow public spaces and adjacent properties more than the 
existing building. 

• The buildings currently exist and there should be no impact to wind currents generation at ground. 
• The proposed development shows significant improvement in crime prevention through 

environmental design. The applicant is proposing to add new windows into the existing building and 
active uses to create surveillance of the public and private spaces. There will be additional lighting on 
the building and in the parking area. Finally, the applicant is proposing space delineation and natural 
access control through new walkways and landscaped areas on and adjacent to the property in the 
right-of-way. 

• This projecting includes the rehabilitation of potentially designated historic structures. The applicant 
is seeking nomination for the National Register of Historic Places. The project is in Phase II of the 
process and the plans are currently being evaluated by the State Historic Preservation Office and the 
National Park Service.  

 

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

The proposed use is conditional in the IL Industrial Living Overlay District. Staff has prepared findings to 
support the approval of the conditional use permit. 

Off-street Parking and Loading – Meets requirements 

• A variance application was submitted to reduce the off-street parking requirement. Staff has 
returned the variance due to the approval of the text amendment to reduce off-street parking 
requirements for multiple-family dwellings near transit.  
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Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Residential 
dwellings 78 Transit 

Incentives (39) 39 -- -- 

Total -- -- 39 -- 71 

 

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

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

Residential 
dwellings 39 -- Not less 

than 90% 
78 Long-

term None  

Total 39 -- 35 78 Long-
term None  None 

 

Building Bulk and Height – Meets requirements 

Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 79,535 sq. ft. / 1.8 acres 

Gross Floor Area (GFA) -- 95,539 sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

-- -- 

Maximum Floor Area Ratio 
(GFA/Lot Area) 2.7 1.2 

Maximum Building Height 4 stories or 56 feet, 
whichever is less 50 ft. 

 

Lot Requirements – Meets requirements 

Table 5. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 78 DUs 

Density (DU/acre) -- 43 DU/acre 

Minimum Lot Area Not less than 5,000 sq. ft. 1,019 sq. ft. per 
DU 

Maximum Impervious 
Surface Area -- 93% 

Maximum Lot Coverage -- 62% 

Minimum Lot Width -- 436 ft. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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Yard Requirements – Meets requirements 

Table 6. Minimum Yard Requirements 

 Zoning 
District Overriding Regulations Total 

Requirement Proposed 

Front -- -- -- 0 ft. 

Corner Side 
(south) -- -- -- 0 ft. 

Interior Side 
(North) 15 ft. -- 15 ft. 15 ft. 6 in. 

Rear 5 ft. -- 5 ft. 57 ft. 

 

Signs – Meets requirements 

• Signs are subject to Chapter 543 of the Zoning Code.  All new signs are required to meet the 
requirements in Chapter 543. The applicant proposes one new monument sign at the parking lot 
entrance along 41st Street East. The proposed sign meets the requirements in the zoning code. 

Table 7. Signage Summary 

 
Number 
Allowed/ 

Lot 

Proposed 
Number 

Maximum 
Size 

Allocation 

Maximum 
Area Per 

Sign 

Proposed 
Area 

Maximum 
Allowed 
Height 

Proposed 
Height 

Monument 
1 per 600 

feet of 
frontage 

1 171 sq. ft. 80 sq. ft. 36 sq. ft. 8 ft. 3 ft. 

Total 1 1 171 sq. ft. 80 sq. ft. 36 sq. ft. 8 ft. 3 ft. 

Refuse Screening – Meets requirements 

The trash and recycling will be located interior to the building and will be picked up in the existing 
parking area at the rear of the building.  

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

All of the proposed mechanical equipment is required to be screened in a manner consistent with 
section 535.70 of the zoning code. Staff has identified a generator and transformer at the rear of the site 
and the cooling tower on the roof that will be required to be screen from view.  

Lighting – Meets requirements with Conditions of Approval 

• Lighting must comply with Chapter 535 and Chapter 541 of the zoning code.  Lighting information 
has not been provided for the site.  A full lighting plan will need to be provided.   

Specific Development Standards – Not applicable 

IL Overlay District Standards – Meets requirements 

The proposed use is conditional in the IL Industrial Living Overlay District. Staff has prepared findings to 
support the approval of the conditional use permit. 

 

 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST.html%23MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA.html%23MICOOR_TIT20ZOCO_CH541OREPALO_ARTVIIPAARDEMA_541.340LI


Department of Community Planning and Economic Development 
BZZ-7251 

 

 

 
10 

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

The Minneapolis Plan for Sustainable Growth identifies the site as transitional industrial on the future land 
use map. The proposed development is consistent with the following principles and policies outlined in 
the comprehensive plan:  

 

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

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

1.3.2 Ensure the provision of high quality transit, bicycle, and pedestrian access to and 
within designated land use features. 

1.3.3 Encourage above-ground structured parking facilities to incorporate development that 
provides active uses on the ground floor. 

 

Heritage Preservation Policy 8.1: Preserve, maintain, and designate districts, 
landmarks, and historic resources which serve as reminders of the city's 
architecture, history, and culture. 

8.1.1  Protect historic resources from modifications that are not sensitive to their historic 
significance. 

8.1.2  Require new construction in historic districts to be compatible with the historic 
fabric. 

8.1.3 Encourage new developments to retain historic resources, including landscapes, 
incorporating them into new development rather than removal. 

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. 

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. 

10.4.3  Advance the understanding of urban housing and retail design among members of the 
design and development community. 

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. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject building 
as well as for adjacent properties by building within required setbacks. 

10.6.2 Promote the preservation and enhancement of view corridors that focus attention on 
natural or built features, such as the Downtown skyline, landmark buildings, significant 
open spaces or bodies of water. 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
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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 10.7: Maintain and preserve the quality and unique character of 
the city's existing housing stock. 

10.7.1 Rehabilitation of older and historic housing stock should be encouraged over 
demolition. 

10.7.2 Encourage the use of high quality and durable materials for construction and historic 
preservation.  

10.7.3 Encourage adaptive reuse, retrofit and renovation projects that make the city's 
housing stock competitive on the regional market. 

10.7.4 Renovation of housing should reflect the setbacks, orientation, pattern, materials, 
height and scale of surrounding dwellings. 

10.7.5 Provide the flexibility in the city's ordinances to improve and maintain existing 
structures. 

Urban Design Policy 10.9: Support urban design standards that emphasize 
traditional urban form with pedestrian scale design features at the street level in 
mixed-use and transit-oriented development. 

10.9.2 Promote building and site design that delineates between public and private spaces. 

10.9.3 Provide safe, accessible, convenient, and lighted access and way finding to transit stops 
and transit stations along the Primary Transit Network bus and rail corridors. 

10.9.4 Coordinate site designs and public right-of-way improvements to provide adequate 
sidewalk space for pedestrian movement, street trees, landscaping, street furniture, 
sidewalk cafes and other elements of active pedestrian areas. 

 

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

The subject parcel was identified in the 38th Street Station Area Plan as having the potential for 
adaptive re-use for office, housing or light industrial. Staff finds that the aforementioned polices 
support residential uses in the IL Industrial Living Overlay District.  

 

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: 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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• Active ground floor. Approximately 80% of the linear frontage along Hiawatha Avenue will have 
active ground floor uses, including the dwelling units, lobby and yoga space and complies with 
section 530.120 (b) 3. of the zoning code. However, 100% of the linear frontage along 41st Street 
East will be devoted to parking for vehicles and bicycles and a bicycle maintenance shop. The 
applicant is seeking alternative compliance to this provision due to the impracticality of providing 
active uses on the opposite side of the property from the dwelling units.   
 

• Window percentage. The existing building is not subject to the minimum window percentages; 
however, the new addition on the fourth floor is. There is a 10% window requirement on the upper 
floors and the proposed addition on the east side of the structure has approximately 4.3% windows. 
Staff is recommending that the applicant provide not less than 10% windows along the east façade to 
comply with the ordinance.   

 
• 7-foot landscaped yard. The parking area along the east property line requires a 7-foot 

landscaped yard. The applicant is providing a 4 foot and 2 foot landscaped yard. The applicant is 
seeking alternative compliance to allow for the reduced landscaped yard adjacent to the railroad 
tracks in order to provide sufficient parking on the site that meets the minimum dimensions for 
parking spaces and drive aisles. Staff is recommending that the planning commission grant alternative 
compliance.  
 

• 50-feet to an on-site tree. Approximately 10 parking spaces are not located within 50 feet of an 
on-site deciduous tree. These spaces are immediately adjacent to the shed building and along the 
east property line where less than 2 feet of landscaped area is provided. Staff finds that the site is 
constrained in such a way that providing the additional tree would be impractical and recommends 
that the planning commission grant alternative compliance.  
 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by BKV Group for the property located at 
4041 Hiawatha Avenue: 

A. Conditional Use Permit to allow for dwelling units in the IL Industrial Living 
Overlay District. 

Recommended motion: Approve the application for 78 dwelling units in the IL Industrial Living 
Overlay District, subject to the following conditions: 

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

B. Variance to reduce the required off-street parking requirement.  

Recommended motion: Return the application for a variance to reduce the minimum off-street 
parking from 78 spaces to 71 spaces. 
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C. Site Plan Review for the redevelopment of an existing building. 

Recommended motion: Approve the application for site plan review to allow for the 
conversion of an existing building to a multiple-family residence, subject to the following 
conditions: 

2. The applicant shall provide a minimum of ten (10) percent windows in the wall on the east 
side of the fourth floor. 

3. All mechanical equipment shall be arranged so as to minimize visual impact by using 
screening consistent with section 535.70 of the zoning code. 

4. Lighting shall comply with section 535.590 of the zoning code. 
5. Department of Community Planning and Economic Development staff review and approval 

of the final building elevations, floor, site, lighting and landscape plans. 
6. Site improvements required by Chapter 530 or by the City Planning Commission shall be 

completed by July 20, 2017, unless extended by the Zoning Administrator, or the permit 
may be revoked for non-compliance. 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site plan 
4. Site survey  
5. Plans 
6. Building elevations 
7. Photos 
8. Correspondence 

 

 



CONDITIONAL USE PERMIT REQUIRED FINDINGS 
 
Conditional Use Permit for a Planned Unit Development 
 
The Applicant requests a Conditional Use Permit for a Planned Unit Development to allow the renovation 
of 4041 Hiawatha into a multiple-family housing project with 78 affordable dwelling units and 71 parking 
stalls (17 located in the shed buildings and 54 surface stalls at the rear). 
 
The property consists of two buildings historically referred to as Factory 2 and the Lumber Shed(s).  The 
applicants are seeking a nomination for the National Register of Historic Places. Part 2 of the National 
Park Service Historic Preservation Certificate Application is currently being reviewed by the State Historic 
Preservation Office (SHPO) and the National Park Service (NPS). The Lake Street Sash and Door 
Company expanded their operations to the subject property in 1926. 
 
The Project meets the required findings for the issuance of a CUP for a planned unit development: 
 
 
1) That 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 multiple-family development will not be detrimental or endanger the public health, safety, 
comfort or general welfare.  The renovation of these two historic buildings into 78 dwelling units will be in 
complete compliance with all building codes and will be well maintained.  The safety and sense of 
security of area residents will be improved by re-purposing this currently vacant building for the use of 
multi-family housing.  Occupying the building with new residents will reinforce the pedestrian realm and 
will focus many more “eyes on the street” by placing new residential units along the street frontages and 
opening the shed barn doors and providing glass windows.  The proposed site plan removes a curb cut 
from Hiawatha Avenue to the alleyway and will be replaces with curb and gutter.  This alleyway between 
buildings is being transformed into a pedestrian exit and private patios.  The parking lot hard surface area 
is being reduced and landscaping added.  An outdoor patio area is being added on the east side of the 
shed building. By eliminating this curb cut and greatly improving the landscape and street presence, the 
site will be much safer and more pedestrian-friendly.  The Project will include on-site management staff to 
maintain a clean, safe living environment. 
 
 
2) The conditional use will not be injurious to the use and enjoyment of other property in the vicinity 

and will not impede the normal and orderly development and improvement of surrounding 
property for uses permitted in the district or substantially diminish property value. 

The renovation of the existing 4041 Hiawatha Buildings will not be injurious to the use and enjoyment of 
other property in the vicinity or impede the normal and orderly development and improvement of 
surrounding property.  The current parking access location will be preserved and the surface will be 
updated with new paving and new landscaping.  The flow of traffic in and out of the site will not 
significantly alter how the site functions today.  Several improvements to the site are proposed.  A curb 
cut will be removed from Hiawatha Avenue to the north alleyway and will be replaced with curb and 
gutter.  This alleyway between buildings is being transformed into a pedestrian exit and private patios.  
The parking lot hard surface area is being reduced and landscaping added.  An outdoor patio area is 
being added on the east side of the shed building. This will improve the overall pedestrian-friendly nature 
of the site.  The quality building design, improved streetscape conditions, and parking lot rehabilitation will 
dramatically improve the conditions of the current site. 
 
The on-site improvements will also improve the character of the area for the enjoyment of all surrounding 
properties.  The development will strongly and positively impact the orderly development of the 
neighborhood and Longfellow area. 
 
 



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

Adequate utilities, access, drainage, and other necessary facilities will be provided for the Project.  The 
project is using the existing vehicular access point to the site which will not be changed. Utilities for the 
proposed site development will be accessed from Hiawatha Avenue and 41st. Street. 

 
Prior to site removals, during construction and up until final stabilization of the site, stormwater pollution 
prevention and erosion control will be addressed to meet the requirements of the City, Watershed and 
MPCA.  A typical rock construction entrance will be provided, along with perimeter silt fence and inlet 
protection. The east parking lot storm pipe will be perforated for the development. This system will provide 
enough capacity to meet pre-settlement runoff conditions on Lot 2. This is above and beyond what the City 
of Minneapolis requires. 
 
 
4) Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 
The existing street capacity is adequate for the proposed density.  Curb cuts allowing access to the 
existing buildings will not be altered; therefore, traffic flow patterns will remain consistent with the previous 
industrial use.  An alley access to the site from Hiawatha Avenue will be eliminated; thus, improving 
pedestrian movement around the site.  
 
Multiple pedestrian access points into the development will be provided.  There will be 78 bike spaces 
provided within the building.  The Project is in close proximity to and well-served by light rail transit, bus 
transit and bicycle routes. 

 
 
5) The conditional use is consistent with the applicable policies of the comprehensive plan.   
 
The subject property is zoned I1 Light Industrial District and IL Industrial Living Overlay District.  The 
Minneapolis Plan for Sustainable Growth designates the future land use as Transitional Industrial.  The 
subject parcel was identified in the 38th Street Station Area Plan as a building that has the potential for 
adaptive re-use for office, housing or light industrial.  The proposed multi-family development supports the 
following principles and policies of the 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. 
 
1.8.1 Promote a range of housing types and residential densities, with highest density development 
concentrated in and along appropriate land use features. 
 
3.1.1 Support the development of new medium- and high-density housing in appropriate locations 
throughout the city. 
 
3.1.2 Use planning processes and other opportunities for community engagement to build community 
understanding of the important role that urban density plays in stabilizing and strengthening the city. 
 
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. 
 
3.3.1 Continue to utilize housing development finance programs to foster growth in the city's affordable 
housing stock in all parts of the city. 
 
3.3.3 Work to provide affordable housing for both rental and ownership markets at a broad range of 
income levels. 
 



3.3.6 Use planning processes, requests for proposals for city owned properties, and other community 
engagement processes to engage in dialogue with community participants about affordable housing and 
its compatibility with all Minneapolis neighborhoods. 
 
3.3.8 Foster partnerships with housing developers, financial institutions, faith communities and others to 
extend the city’s capacity to create affordable housing. 
 
3.6.2 Promote housing development in all communities that meets the needs of households of different 
sizes and income levels. 
 
6.3.2 Ensure that developments use storm water BMPs (Best Management Practices). 
 
6.8.6 Continue to recognize the functions and values of the urban forest and tree canopy which provide 
many economic and ecological benefits such as reducing storm water runoff and pollution, absorbing air 
pollutants, providing wildlife habitats, absorbing carbon dioxide, providing shade, stabilizing soils, 
increasing property values and increasing energy savings. 
 
6.9.8 Eliminate combined sewer overflows and reduce the volume of stormwater that inflows into sanitary 
sewers to reduce the total volume for treatment. 
 
7.1.4 Ensure open spaces provide peaceful, meditative, and relaxing areas as well as social, recreational, 
and exercise opportunities. 
 
7.4.5 Increase the use of green infrastructure to decrease the city’s impact on the natural environment. 
 
7.4.6 Encourage planting of appropriate vegetation for this climate and environment. 
 
Policy 7.6: Continue to beautify open spaces through well designed landscaping that complements and 
improves the city’s urban form on many scales – from street trees to expansive views of lakes and rivers. 
 
7.6.3 Invest in the greening of streets, particularly those that connect into and supplement the parks and 
open spaces network. 
 
10.2.5 Locate access to and egress from parking ramps mid-block and at right angles to minimize 
disruptions to pedestrian flow at the street level. 
 
10.2.8 Coordinate site designs and public right-of-way improvements to provide adequate sidewalk space 
for pedestrian movement, street trees, landscaping, street furniture, sidewalk cafes and other elements of 
active pedestrian areas. 
 
The renovation and re-use of the 4041 Hiawatha buildings for multi-family housing supports the following 
policies of the Longfellow Community. 
 

 Support transit by promoting land uses and development densities that create and support strong 
transit markets, such as high-density housing, employment, and retail. 

 Encourage new developments to provide transit facilities. (The Project has the 38th Street light 
rails transit station nearby.) 

 The Plan recommends reinforcing residential uses on the north-south streets. 

 Larger apartments and mixed-use buildings should be located along Lagoon Avenue and Lake 
Street. 

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

in which it is located. 



• With the approval of a Conditional use permit to allow for dwellings in the IL Industrial Living 

Overlay District, and approval of a Variance to reduce the required off-street parking 

requirements, the Project will conform to the applicable regulations of the zoning districts in 

which it is located. 
 
 



VARIANCE STATEMENT: 
 
 
Parking Variance 

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

The Applicant requests a Parking Variance to allow the renovation of 4041 Hiawatha into a multiple-family 
housing project with 78 affordable dwelling units and 71 parking stalls (17 located in the shed buildings 
and 54 surface stalls at the rear). The proposed parking interior to the shed building is dependent upon 
approval by SHPO and NPS, due to the partial removal of the existing wood columns and added steel 
framing required to allow for parking and vehicle access. 
 
The property consists of two buildings historically referred to as Factory 2 and the Lumber Shed(s).  The 
Lake Street Sash and Door Company expanded their operations to the subject property in 1926.  The 
applicants are seeking a nomination for the National Register of Historic Places. Part 2 of the National 
Park Service Historic Preservation Certificate Application is currently being reviewed by the State Historic 
Preservation Office (SHPO) and the National Park Service (NPS).  Part 1 Evaluation of Significance has 
been approved. 

 

 

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

The applicant proposes to provide as many site parking locations as possible on the current site.  Efforts 
to turn it from an industrial parking lot to a residential parking lot include adding green spaces and a 
greater sense of entry to the building.  Interior parking is desired by the applicant.  The decision is 

dependent upon historical review and approval by SHPO and NPS. 

 

 

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

The new site parking lot replaces the existing asphalt drive which currently covers the entire site.  The 
existing parking lot has two rows of parking and a center drive aisle.  The proposed new parking layout 
adds a strip of green space in front of the east building’s unit windows.  A green strip is being added 
adjacent to the railroad property line.  In addition a green public space is proposed at the building entry 
and directly across the drive from the entry.  A green buffer zone is proposed at the curb cut to 41st 
Street.  The site parking is being improved, made safer, and will be visually more appealing for the 
neighborhood.  Service to and from the site will remain as currently exists with the exception that the 
loading dock is being removed.   
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3.  INFILL EXISTING OPENINGS WITH BRICK MASONRY TO MATCH EXISTING.  RECESS A MINIMUM OF 1"
ON EACH EXPOSED SIDE OF OPENING.

4.  NEW OPENINGS TO BE SAWCUT AND VOIDS IN SAWCUT WALL GROUTED.  INSTALL NEW LINTEL
PER STRUCTURAL.

5.  SAWCUT NEW OPENING IN SILL OF EXISTING OPENING FOR NEW DOOR. GROUT VOIDS FILL.
SLAVAGE BRICK FOR REUSE ON SITE.
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ARCHITECTURAL ROOF KEYNOTES

R01 SCUPPER AND OPEN FACE DOWNSPOUT TO SPLASHBLOCK.

R02 PREFINISHED METAL COPING AT PARAPET, TYPICAL.
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3. NEW MASONRY INFILL MATCHING EXISTING

4. NEW WOOD WINDOWS MATCHING EXISTING

5. REFURBISHED EXISTING WINDOW FRAMES.  REFURBISH EXISTING SASHES WHEN EXIST.  PROVIDE
NEW INSULATED SASHES MATCHING EXISTING WHERE SASHES ARE MISSING OR BEYOND REPAIR.

6.  NEW WOOD WINDOWS AT WOOD SHED AT HISTORIC OPENING.

7.  REMOVE METAL COVER ON WOOD SHED.  NEW LAP SIDING.

8.  EXISTING BARN DOORS TO BE STRIPPED OF METAL AND REFURBISHED.  FIX IN PLACE OPEN.

9.  NEW BARN DOORS TO MATCH EXISTING.  FIX IN PLACE.

10.  OVEHEAD DOORS- ALUMINUM WITH GLASS OR TRANSLUCENT PANELS

11. REMOVE PAINT ON BRICK AND REPOINT BRICK

12.  NEW BALCONY WITH METAL RAILINGS.  NEW OPENING IN MASONRY FOR ACCESS DOOR.
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16. NEW BUILDING AT ROOF- VERTICAL CORRIGATED METAL PANELS WITH PREFINISHED METAL
FLASHING/ COPING.  FLAT ROOF.

17. NEW COOLING TOWER ON EXISTING BOILER ROOM ROOF

18. PRE-FINISHED METAL FLASHING AND COPING
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report was prepared by me or under my direct
supervision and that I am a duly Licensed
Professional Architect under the laws of the
State of Minnesota

License Number

I hereby certify that this plan, specification or
report was prepared by me or under my direct
supervision and that I am a duly Licensed
Professional Architect under the laws of the
State of Minnesota
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ISSUE # DATE DESCRIPTION

A403  1/8" = 1'-0"
1 SOUTH ELEVATION - WINDOW SURVEY

A403  1/8" = 1'-0"
2 EAST ELEVATION - WINDOW SURVEY



LEVEL 1 FLOOR PLAN
100' - 0"

LEVEL 2 FLOOR PLAN
113' - 2"

LEVEL 3 FLOOR PLAN
125' - 4"

NN MM KK JJ HH GG EE CC BBFFLL

4
A501

DD

W150 W150 W150 W150 W150 W150 W150 W150 W150 W150 W150 W150

AA

1
A642

14 17.1 21 22 23 24 25 26 29 30 31 32 33 34 35 36 37 38 39 40 41 422715 16 18 1917 20 28

75
A551

77
A551

79
A551

NEW SIDING TO PATCH EXISTING AT UNIT & AMENITIES WALL

NEW CODE REQUIRED
WATER PUMP ROOM DOOR

NEW SCUPPER AND
OPEN FACE
DOWNSPOUTS

NEW BARN DOOR IN
OPEN FIXED POSITION
TO REPLICATE ORIGINAL

NEW BARN DOOR AND TRACK
IN OPEN FIXED POSITION TO
REPLICATE ORIGINAL

1X CORNER TRIM PAINT
ACCENT COLOR

NEW RIGID INSULATION AND SHEATHING ON TOP OF EXISTING ROOF THIS AREA

NEW BARN DOOR AND TRACK
IN OPEN FIXED POSITION TO
REPLICATE ORIGINAL

NEW BARN DOOR AND TRACK
IN OPEN FIXED POSITION TO
REPLICATE ORIGINAL

EXISTING SIDING TO BE
REPAIRED  AND PAINTED
PATCH TO MATCH EXISTING

W222
W147 W147 W147

18 SOLAR PANELS SOLAR PANELS

EXHAUST AND
SUPPLY HOODS EXHAUST AND

SUPPLY HOODS
NEW SKYLIGHTS

-
---

-
---

ANGLED WALL BEYOND

LIGHT FIXTURESLIGHT FIXTURESLIGHT FIXTURES

FIRE DEPT CONNECTIONS

LEVEL 1 FLOOR PLAN
100' - 0"

LEVEL 2 FLOOR PLAN
113' - 2"

LEVEL 3 FLOOR PLAN
125' - 4"

NNMMKKJJHHGGEECCBB FF LLDD

ALUM. CLAD STOREFRONT

W150 W150 W150 W150 W150 W150 W150 W150 W150 W150 W150 W150

NEW BARN DOOR AND TRACK
IN OPEN FIXED POSITION TO
REPLICATE ORIGINAL

NEW SHINGLE ROOFING

NEW SHINGLE ROOFING

EXISTING SIDING TO BE
REPAIRED  AND PAINTED
PATCH TO MATCH EXISTING

AA

LIGHT FIXTURES

1417.12122232425262930313233343536373839404142 27 15161819 172028

75
A551

REFURBISHED
OPERABLE BARN
DOOR

REFURBISHED BARN
DOOR  FIXED IN PLACE

REFURBISHED BARN
DOOR  FIXED IN PLACE NEW BARN DOOR IN OPEN

FIXED POSITION TO
REPLICATE ORIGINAL

W147 W147

W222

W147

NEW SKYLIGHTS

SOLAR PANELSSOLAR PANELS

EXHAUST AND
SUPPLY HOODSEXHAUST AND

SUPPLY HOODS

NEW CODE
REQUIRED EXIT
DOOR

NEW CODE
REQUIRED EXIT
DOOR

OPERABLE STORFRONT OPENINGS

LIGHT
FIXTURES

LIGHT
FIXTURES

ELEVATION KEYNOTES
1. NEW OPENING  AT HISTORIC OPENING.  NEW WOOD WINDOW MATCHING EXISTING.

2. NEW OPENING IN MASONRY.  NEW WOOD WINDOWS/ DOORS MATCHING EXISTNG

3. NEW MASONRY INFILL MATCHING EXISTING

4. NEW WOOD WINDOWS MATCHING EXISTING

5. REFURBISHED EXISTING WINDOW FRAMES.  REFURBISH EXISTING SASHES WHEN EXIST.  PROVIDE
NEW INSULATED SASHES MATCHING EXISTING WHERE SASHES ARE MISSING OR BEYOND REPAIR.

6.  NEW WOOD WINDOWS AT WOOD SHED AT HISTORIC OPENING.

7.  REMOVE METAL COVER ON WOOD SHED.  NEW LAP SIDING.

8.  EXISTING BARN DOORS TO BE STRIPPED OF METAL AND REFURBISHED.  FIX IN PLACE OPEN.

9.  NEW BARN DOORS TO MATCH EXISTING.  FIX IN PLACE.

10.  OVEHEAD DOORS- ALUMINUM WITH GLASS OR TRANSLUCENT PANELS

11. REMOVE PAINT ON BRICK AND REPOINT BRICK

12.  NEW BALCONY WITH METAL RAILINGS.  NEW OPENING IN MASONRY FOR ACCESS DOOR.

13.  NEW METAL FENCE

14. ROOF MATERIAL TO MATCH HISTORIC

15. NEW DOOR

16. NEW BUILDING AT ROOF- VERTICAL CORRIGATED METAL PANELS WITH PREFINISHED METAL
FLASHING/ COPING.  FLAT ROOF.

17. NEW COOLING TOWER ON EXISTING BOILER ROOM ROOF

18. PRE-FINISHED METAL FLASHING AND COPING

LEVEL 1 FLOOR PLAN
100' - 0"

LEVEL 2 FLOOR PLAN
113' - 2"

NNMMKKJJHHGGEECCBB FF LLDD

W220 W220 W220 W220 W220 W220 W220 W220 W220 W220 W220 W220

AA

License NumberLicense Number

I hereby certify that this plan, specification or
report was prepared by me or under my direct
supervision and that I am a duly Licensed
Professional Architect under the laws of the
State of Minnesota

License Number

I hereby certify that this plan, specification or
report was prepared by me or under my direct
supervision and that I am a duly Licensed
Professional Architect under the laws of the
State of Minnesota

© 2015 BKV Group, Inc. EOE

SHEET NUMBER

SHEET TITLE

DATE
DRAWN BY
CHECKED BY
COMMISSION NUMBER

KEY PLAN

PROJECT TITLE

CONSULTANTS

KV
G R O U P
Architecture
Interior Design
Landscape Architecture
Engineering

Boarman
Kroos
Vogel
Group
Inc.

w w w. b k v g r o u p. c o m
EOE

B

NOT FOR

CONSTRUCTION

CERTIFICATION

License Number Date

Mike Krych
23555 -
Mike Krych
23555 -

C
:\R

ev
it 

L o
ca

l\1
39

3-
84

_H
ia

w
at

ha
_ A

SI
_2

01
4_

e d
ey

ou
n g

.rv
t

6/
1 2

/2
01

5  
3:

16
: 0

6 
PM

Author
06-12-15

Checker
1393.84

A404

EXTERIOR
ELEVATIONS

(SHED)

4041 Hiawatha
Apartments

CUP SUBMITTAL

A404  1/8" = 1'-0"
1 NORTH ELEVATION (SHED) - WINDOW SUVRVEY

A404  1/8" = 1'-0"
2 WEST ELEVATION (SHED) - WINDOW SURVEY

A404  1/8" = 1'-0"
3 SOUTH ELEVATION (SHED) - WINDOW SURVEY

A404  1/8" = 1'-0"
4 EAST ELEVATION (SHED) - WINDOW SURVEY

ISSUE # DATE DESCRIPTION

A404  1/8" = 1'-0"
5 ELEVATION - LOWER CLERESTORY



SCALE  IN  FEET

0 30

4041 Hiawatha
Apartments

C1-1

EXISTING
CONDITIONS

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.
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I hereby certify that this plan, specification or report was
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of the State of Minnesota.
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I am a duly Licensed Professional Engineer under the laws
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1 05/07/2015 DESIGN DEVELOPMENT
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C1-2

DEMOLITION
PLAN

1. CONTRACTOR SHALL REMOVE AND/OR RELOCATE EXISTING PRIVATE UTILITIES AS NECESSARY.
CONTRACTOR TO COORDINATE ACTIVITIES WITH UTILITY COMPANIES.

2. CONTRACTOR SHALL PROTECT SURFACE AND SUBSURFACE FEATURES NOT NOTED FOR
REMOVAL.

3.  CONTRACTOR TO CLEAR AND GRUB EXISTING VEGETATION WITHIN CONSTRUCTION LIMITS,
STRIP TOP SOIL,  AND STOCKPILE ON-SITE. REFER TO GRADING PLAN AND SWPPP FOR SEDIMENT AND
EROSION CONTROL REQUIREMENTS.

4. CLEAR AND GRUB AND REMOVE ALL TREES, VEGETATION AND SITE DEBRIS PRIOR TO GRADING.
ALL REMOVED MATERIAL SHALL BE HAULED FROM THE SITE DAILY. ALL CLEARING AND GRUBBING AND
REMOVALS SHALL BE PERFORMED PER THE CONTRACT SPECIFICATIONS. EROSION CONTROL MEASURES
SHALL BE IMMEDIATELY ESTABLISHED UPON REMOVAL.  SEE THE STORMWATER POLLUTION
PREVENTION PLAN (SWPPP).

5. CONTRACTOR SHALL REMOVE ALL SITE SURFACE FEATURES WITHIN REMOVAL LIMITS UNLESS
OTHERWISE NOTED.

SITE DEMOLITION NOTES




EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN

THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE
STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
WIRES, CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002

MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

OWNER.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL 

WARNING:

AT LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND

DEMOLITION LEGEND:

REMOVE EXISTING BITUMINOUS PAVING

REMOVE EXISTING BUILDINGS

REMOVE EXISTING FENCE, CURB & GUTTER & RETAINING WALL

REMOVE EXISTING UTILITIES

REMOVE EXISTING MANHOLES, LIGHT POLES, PEDESTALS, ETC.

REMOVE EXISTING TREES

REMOVE EXISTING CONCRETE PAVING/WALKS



9.0
18.0 9.0

18.0

8.0
15.0

INDOOR PARKING
ENTRANCE

INDOOR PARKING
ENTRANCE

22.022.022.0
22.5

BUILDING
FEE 835.75

25

16

443

B624 CURB & GUTTER

PED. RAMP

COMPACT

COMPACTCOMPACT

DRIVEWAY
APRON

107.9

422.4

4.0

B624 CURB & GUTTER

12.3 12.2R3

22.0

ZERO CURB

TRANSITION
TO ZERO

TAPER CURB

TAPER CURB

R3

R3

R5

R3R3R3

CONCRETE
SIDEWALK

B624 CURB & GUTTER

B624 CURB & GUTTER

B624 CURB & GUTTER

6.6

TRANSFORMER PAD

SEE LANDSCAPE PLAN
SORE SITE DETAILS

B612 CONCRETE
CURB & GUTTER (TYP.)

EXISTING HIGH POLE
STREET LIGHT TO REMAIN

EXISTING HIGH POLE
STREET LIGHT TO REMAIN

EXISTING HIGH POLE
STREET LIGHT TO REMAIN

1 STAIR @ 0.4'

2 STAIRS @ 0.4'

2 STAIRS @ 0.55'

1 STAIR @ 0.4'
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I am a duly Licensed Professional Engineer under the laws
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C2-1

SITE
PLAN




SITE NOTES
1. ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED AND INSTALLED
IN ACCORDANCE WITH THE DETAILS SHOWN PER THE DETAIL SHEET(S) AND STATE/LOCAL
JURISDICTION REQUIREMENTS.

2. ACCESSIBLE PARKING  AND ACCESSIBLE ROUTES SHALL BE PROVIDED PER CURRENT ADA
STANDARDS AND LOCAL/STATE REQUIREMENTS.

3. ALL CURB DIMENSIONS SHOWN ARE TO THE  FACE OF CURB UNLESS OTHERWISE NOTED.

4. ALL BUILDING DIMENSIONS ARE TO THE OUTSIDE FACE OF WALL UNLESS OTHERWISE NOTED.

5. TYPICAL FULL SIZED PARKING STALL IS 9' X 18' UNLESS OTHERWISE NOTED.

6. ALL CURB RADII SHALL BE 5.0' UNLESS OTHERWISE NOTED.

7. BITUMINOUS IMPREGNATED FIBER BOARD TO BE PLACED AT FULL DEPTH OF CONCRETE
ADJACENT TO EXISTING STRUCTURES AND BEHIND CURB ADJACENT TO DRIVEWAYS AND
SIDEWALKS.

8. SEE SITE ELECTRICAL PLAN FOR SITE LIGHTING.

EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN

THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE
STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
WIRES, CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002

MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

OWNER.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL 

WARNING:

AT LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND

SITE PLAN GENERAL NOTES

1.  PARKING SUMMARY
UNDERGROUND REGULAR STALLS = 19
UNDERGROUND HANDICAPPED STALLS = 0

 SURFACE REGULAR STALLS  = 49
SURFACE HANDICAPPED STALLS  = 3

2.  AREA/DENSITY
TOTAL PLAT AREA = 79,536SQ.FT. OR 1.83 AC.
IMPERVIOUS SURFACE AREA = 71,814 SQ.FT. OR 1.65 AC. = 90.3%
BUILDING SURFACE AREA = 50,215 SQ.FT. OR 1.15 AC. = 63.1%
PERVIOUS SURFACE AREA = 7,722 SQ.FT. OR 0.18 AC. = 9.7%

3.  THE CITY DEPARTMENT OF ENGINEERING AND BUILDING INSPECTIONS
DEPT. AND THE CONSTRUCTION ENGINEER SHALL BE NOTIFIED AT
LEAST 48 HOURS PRIOR TO ANY WORK WITHIN THE STREET RIGHT OF
WAY (SIDEWALK, STREET OR DRIVEWAYS)

4.  MINNESOTA STATE STATUTE REQUIRES NOTIFICATION PER "GOPHER
STATE ONE CALL" PRIOR TO COMMENCING ANY GRADING,
EXCAVATION OR UNDERGROUND WORK.

5. SEE CONTRACT SPECIFICATIONS FOR ANY REMOVAL DETAILS.

6. ANY SIGN OR FIXTURES REMOVED WITH IN THE RIGHT OF WAY OR AS
PART OF THE SITE WORK SHALL BE REPLACED BY THE CONTRACTOR IN
ACCORDANCE WITH THE CITY REQUIREMENTS. THE CONTRACTOR
SHALL PRESERVE AND MAINTAIN ANY EXISTING STREET LIGHTS AND
TRAFFIC SIGNS PER THE REQUIREMENTS OF THE CITY.

7. CLEAR AND GRUB AND REMOVE ALL TREES, VEGETATION AND SITE
DEBRIS PRIOR TO GRADING. ALL REMOVED MATERIAL SHALL BE HAULED
FROM THE SITE DAILY. ALL CLEARING AND GRUBBING AND REMOVALS
SHALL BE PERFORMED PER THE CONTRACT SPECIFICATIONS. EROSION
CONTROL MEASURES SHALL BE IMMEDIATELY ESTABLISHED UPON
REMOVAL. (SEE SHEET C3-1)

8. THE CONTRACTOR SHALL BE REQUIRED TO OBTAIN ALL PERMITS FROM
THE CITY AS REQUIRED FOR ALL WORK WITH THE STREET AND PUBLIC
RIGHT OF WAY.

9. A SIGNIFICANT PORTION OF SITE IMPROVEMENTS NOT SHOWN ON THIS
SHEET ARE DESCRIBED AND PROVIDED IN FURTHER DETAIL ON THE
ARCHITECTURAL AND LANDSCAPE PLANS. THIS INCLUDES
LANDSCAPING, LIGHTING AND OTHER FIXTURES.

10. CONSTRUCTION NOTES:
A. PEDESTRIAN RAMPS SHALL BE PROVIDED AT THE LOCATIONS

SHOWN AND AS SHOWN PER THE LANDSCAPE SITE PLANS.
B. THE CONTRACTOR SHALL SAW-CUT BITUMINOUS AND CONCRETE

PAVEMENTS AS REQUIRED PER THE SPECIFICATIONS. REMOVE
EXISTING CURB AND GUTTER AND INSTALL B618  CONCRETE CURB
AND GUTTER.

11. SEE SHEETS C3-1 AND C4-1 FOR GRADING AND UTILITIES.

12. ALL CONCRETE CURB AND GUTTER B612 IN PARKING LOT AND B624 ON
CITY STREET, CITY'S STANDARD PLATES. (SEE DETAIL SHEET).

13. THE INTENT OF THE PROPOSED CONSTRUCTION IS TO PRESERVE AS
MUCH OF THE EXISTING STREET PAVEMENT AS POSSIBLE, AND TO MILL
AND OVERLAY. REMOVED PAVEMENT AREAS AND PATCHING SHALL BE
INSTALLED PER PAVEMENT SECTION PROVIDED PER DETAIL SHEET.

SITE PLAN LEGEND

TRAFFIC FLOW ARROWS

BITUMINOUS PAVEMENT
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C3-1

GRADING
PLAN




GRADING, DRAINAGE & EROSION CONTROL NOTES
1. SPOT ELEVATIONS REPRESENT FINISHED SURFACE GRADES, GUTTER/FLOW LINE, FACE OF
BUILDING, OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

2. CATCH BASINS AND MANHOLES IN PAVED AREAS SHALL BE SUMPED 0.04 FEET.  ALL CATCH
BASINS IN GUTTERS SHALL BE SUMPED 0.16 FEET.  RIM ELEVATIONS SHOWN ON PLANS DO NOT
REFLECT SUMPED ELEVATIONS.

3. GRADING OF THE INFILTRATION AREAS SHALL BE ACCOMPLISHED USING LOW-IMPACT
EARTH-MOVING EQUIPMENT TO PREVENT COMPACTION OF THE UNDERLYING SOILS.  SMALL TRACKED
DOZERS AND BOBCATS WITH RUNNER TRACKS ARE RECOMMENDED.

4. ALL DISTURBED UNPAVED AREAS ARE TO RECEIVE MINIMUM OF 4 INCHES OF TOP SOIL AND
SEED/MULCH OR SOD. THESE AREAS SHALL BE WATERED/MAINTAINED BY THE CONTRACTOR UNTIL
VEGETATION IS ESTABLISHED.

5. FOR SITE RETAINING WALLS "TW" EQUALS SURFACE GRADE AT TOP FACE OF WALL (NOT TOP OF
WALL), "GW" EQUALS SURFACE GRADE AT WALL GRADE TRANSITION, AND "BW" EQUALS SURFACE
GRADE AT BOTTOM FACE OF WALL (NOT BOTTOM OF BURIED WALL COURSES).

6. STREETS MUST BE CLEANED AND SWEPT WHENEVER TRACKING OF SEDIMENTS OCCURS AND
BEFORE SITES ARE LEFT IDLE FOR WEEKENDS AND HOLIDAYS.  A REGULAR SWEEPING SCHEDULE MUST
BE ESTABLISHED.

7. DUST MUST BE ADEQUATELY CONTROLLED.

8. SEE SWPPP FOR ADDITIONAL EROSION CONTROL NOTES AND REQUIREMENTS.

9. SEE UTILITY PLAN  FOR WATER, STORM AND SANITARY SEWER INFORMATION.

10. SEE SITE PLAN FOR CURB AND BITUMINOUS TAPER LOCATIONS.
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN

THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE
STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
WIRES, CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002

MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

OWNER.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL 

WARNING:

AT LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND
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UTILITY
PLAN




EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN

THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE
STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
WIRES, CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002

MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

OWNER.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL 

WARNING:

AT LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND

UTILITY NOTES
1.  ALL SANITARY SEWER, STORM SEWER AND WATERMAIN UTILITIES SHALL BE FURNISHED AND
INSTALLED PER THE REQUIREMENTS OF THE SPECIFICATIONS,THE  MINNESOTA PLUMBING CODE, THE
LOCAL GOVERNING UNIT ,  AND THE STANDARD UTILITIES SPECIFICATION OF THE CITY ENGINEERS
ASSOCIATION OF MINNESOTA (CEAM), 2013 EDITION.

2. ALL UTILITY PIPE BEDDING SHALL BE COMPACTED SAND OR FINE GRANULAR MATERIAL.  ALL
COMPACTION SHALL BE PERFORMED PER THE REQUIREMENTS OF THE CEAM SPECIFICATION AND THE
GEOTECHNICAL REPORT.

3. ALL CONNECTIONS TO EXISTING UTILITIES SHALL BE PERFORMED PER THE REQUIREMENTS OF THE
STATE AND LOCAL JURISDICTIONS.   THE CITY DEPARTMENT OF ENGINEERING AND BUILDING
INSPECTIONS DEPARTMENT AND THE CONSTRUCTION ENGINEER MUST BE NOTIFIED AT LEAST 48
HOURS PRIOR TO ANY WORK    WITHIN THE PUBLIC RIGHT OF WAY, OR WORK IMPACTING PUBLIC
UTILITIES.

4. ALL STORM SEWER , SANITARY SEWER AND WATER SERVICES SHALL TERMINATE 5' FROM THE
BUILDING FACE UNLESS OTHERWISE NOTED.

5. A MINIMUM OF 18 INCHES OF VERTICAL SEPARATION AND 10 FEET OF HORIZONTAL SEPARATION
IS REQUIRED FOR ALL UTILITES UNLESS OTHERWISE NOTED.

6. ALL NEW WATERMAIN AND SERVICES MUST HAVE A MINIMUM OF 8.0 FEET OF COVER.  EXTRA
DEPTH MAY BE REQUIRED TO MAINTAIN A MINIMUM 18" VERTICAL SEPARATION TO SANITARY OR
STORM SEWER LINES.  THE CONTRACTOR SHALL FIELD ADJUST WATERMAIN TO AVOID CONFLICTS
WITH SANITARY SEWER,    STORM SEWER, AND SERVICES AS REQUIRED. INSULATION OF WATER AND
SANITARY SEWER LINES SHALL BE PROVIDED WHERE 8.0 FEET MINIMUM DEPTH CAN NOT BE ATTAINED.

7. ALL FIRE HYDRANTS SHALL BE LOCATED 5 FEET BEHIND BACK OF CURB OR EDGE OF PAVEMENT
UNLESS OTHERWISE NOTED.

8. PROPOSED PIPE MATERIALS:
WATERMAIN  DIP 6" DIAMETER
SANITARY SEWER     PVC SDR 35  8" DIAMETER
STORM SEWER       DUAL WALL HDPE       12" TO 15" DIAMETER
STORM SEWER PVC SDR 35 4"-12" DIAMETER

9. ALL SANITARY SEWER WYES, TEES AND SERVICES SHALL BE X" PVC SDR 26.

10. CONTRACTOR TO SUBMIT SHOP DRAWINGS OF UNDERGROUND RETENTION SYSTEM FOR
ENGINEER'S REVIEW.

11. ALL PORTIONS OF THE STORM SEWER SYSTEM, INCLUDING CATCH BASINS, LOCATED WITHIN 10
FEET OF THE BUILDING OR WATER SERVICE LINE MUST BE TESTED ACCORDANCE WITH MINNESOTA
RULES, PART 4715.2820

12. ALL JOINTS AND CONNECTIONS IN THE STORM SEWER SYSTEM SHALL BE GASTIGHT OR
WATERTIGHT (SEE MINNESOTA RULES, PART 4715.0700). APPROVED RESILIENT RUBBER JOINTS MUST BE
USED TO MAKE WATERTIGHT CONNECTIONS TO MANHOLES, CATCHBASINS, AND OTHER STRUCTURES.

13. HIGH-DENSITY POLYETHYLENE (HDPE) STORM DRAINS MUST COMPLY WITH MINNESOTA RULES,
PART 4715.0540:

a. PIPES 4-INCH TO 10-INCH IN SIZE MUST COMPLY WITH AASHTO M252.
b. PIPES 12-INCH TO 60-INCH IN SIZE MUST COMPLY WITH ASTM F2306.
c. ALL FITTINGS MUST COMPLY WITH ASTM D3212.
d. WATER-TIGHT JOINTS MUST BE USED AT ALL CONNECTIONS INCLUDING STRUCTURES.





 
 

HISTORIC PHOTO # 4: Lake Street Sash and Door Company Complex 
View NE towards Lumber Shed from across corner of 41st and Hiawatha.  

1950  
 (credit: Minnesota Historical Society) 



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14 
by MHA

1. View SE from 41st + Hiawatha. (L to R) Warehouse (not part of this Project), Fac-
tory 2, Lumber Shed. Long shot  provided for context.  

2. View NE from Hiawatha to NW cor-
ner of Factory 2; Shed beyond right



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14 
by MHA

29. West elevation, view se towards Lumber Shed

30. West and SW corner of Lumber 
Shed, view ne



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14 
by MHA

12. View NE up Hiawatha from across 40th. Lumber Shed at rt; Factory 2 beyond

13. South elevation of Lumber Shed, 
view north from Hiawatha and 40th



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14 
by MHA

14. South and east elevations of Lumber Shed, view west from 40th 

15. East elevation of Lumber Shed, 
view SW from adjacent to railroad 
tracks



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14 
by MHA

16. View south along railroad tracks showing context at rear of complex; Lumber 
Shed at right

17.East elevation of Lumber Shed and 
Factory 2 juncture. Non-historic load-
ing dock and storefronts. 



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14 
by MHA

27. View north at east side of property (west elevation of Factory 2 at left)

28. View SW from railroad tracks to-
wards Factory 2 and Lumber Shed



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14
by MHA

38. View east to Pedestrian Bridge in 
courtyard



NPS Project # 31820 - Lake Street Sash & Door Co. 
4041 Hiawatha Avenue, Minneapolis, MN 55406
NPS HPCA Part 2 Photos 

Photos dated, 12/14
by MHA

34. Coutyard between Factory 2 (lt) and 
Warehouse (rt), view west



 

 

February 25, 2015 

 

 

Nick, 

 

Thank you so much for bringing the Dominium proposal forward for 4041 

Hiawatha Avenue South. This is a very exciting project for our community 

and the city as a whole, and I am happy to offer my support.  

 

As you know, we have seen less density than we would like to have seen 

since the Hiawatha Light Rail Line (now the Blue Line) was opened in 

2004. Particularly in Ward 12, there are a number of challenges for 

developers interested in adding density along Hiawatha, from large existing 

industrial users uninterested in making way for housing, to existing 

neighborhoods composed of single-family homes, firmly committed with 

remaining as they are. Despite these challenges, we have seen some great 

TOD projects take root, from the recent Longfellow Station to Oak Station 

Place. However, as our city continues to grow in population, adding even 

more density along our transit corridors is essential to the health and 

prosperity of Minneapolis and the Twin Cities as a whole, and finding 

opportunities despite such challenges has become a necessity. 

 

Your project, should it be complete, would certainly rank among the largest 

additions of density in Ward 12 since the LRT line opened. Not only is it an 

opportunity within an otherwise challenging area to develop, it provides a 

good amount of necessary workforce housing. And it is particularly 

remarkable as such a large historic preservation project, returning a beat-up 

building that nearly 50,000 commuters pass daily to its full glory, offering 

an encouraging sight and contributing to the landscape and impressions of 

those entering the city, many for their first time via the airport. Through and 

through, it’s a wonderful project that compels support and assistance. 

 

Please let me know how I can help bring this project to fruition, and please 

pass on my recommendation and support when helpful. 

 

 

Best, 

 
 

Council Member Andrew Johnson 
 

 
www.minneapolismn.gov 

 

Affirmative Action Employer 

 
 
 
 
 
 
 
 
 
 

 

 
 

 

City Council 

Andrew Johnson 

Council Member, 12th Ward 

 

350 South 5th Street – Room 307 

Minneapolis MN 55415-1383 

 

 Office 612 673-2212 

 Fax 612 673-3940 

 TTY 612 673-2157  

andrew.johnson@minneapolismn.gov 
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