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LAND USE APPLICATION SUMMARY 

Property Location: 2809, 2815, 2817, 2821 Girard Avenue South 

Project Name:  Girard Avenue Apartments 

Prepared By: Mei-Ling Smith, City Planner, (612) 673-5342 

Applicant: 2817 Girard, LLC 

Project Contact:  Michael Stoddard, DJR Architecture 

Request:  To construct a new, four-story building with 40 dwelling units. 

Required Applications: 

Variance  To reduce the required 15-foot front yard setback to allow two ground floor 
patios and four fourth-floor balconies exceeding 50 square feet in area. 

Variance To reduce the required 11-foot north interior side yard setback to 8 feet allow 
an area well. 

Variance To reduce the required11-foot south interior side yard setback to 3 feet to 
allow a transformer. 

Variance To reduce the required 11-foot rear setback to 0 feet to allow a loading area 
and to 8 feet to allow an area well. 

Site Plan Review For a new, four-story building with 40 dwelling units. 

SITE DATA 

Existing Zoning R5 Multiple-Family District 

Lot Area 22,203 square feet / 0.51 acres 

Ward(s) 10 
Neighborhood(s) Lowry Hill East Neighborhood Association 

Designated Future 
Land Use Urban Neighborhood 

Land Use Features None, but approximately 200 feet to the east of the Uptown Activity Center 
and one block east of a Commercial Corridor (Hennepin Avenue) 

Small Area Plan(s) Midtown Greenway Land Use and Development Plan (2007); Uptown Small Area 
Plan (2008) 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #10 
July 20, 2015 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site spans four parcels that are located 
midblock on Girard Avenue South, between the Midtown Greenway and West 28th Street. Girard 
Avenue South is a dead end on the Midtown Greenway side of the block. The lot area of the site is 
22,203 square feet, and there are currently three single-family homes that would be demolished for the 
project. There is a residential alley adjacent to the site, along the east (rear) property line. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The block on which the site is 
located contains low, medium, and high-density residential uses, including a 216-unit apartment building 
which is located directly to the south. The surrounding neighborhood contains a range of residential 
densities as well as commercial uses, with the Uptown Activity Center and the Hennepin Avenue 
Commercial Corridor located a block to the west of the subject site. 

PROJECT DESCRIPTION. The applicant is proposing to construct a four-story residential building 
with 40 dwelling units, with a mixture of studios, one-bedroom units, and two-bedroom units. There 
would be six, two-story walk-up units facing Girard Avenue South, with landscaping, pavers, and a three-
foot ornamental fence located between the building and the public walkway. The primary façade facing 
Girard Avenue S features a stepped back fourth floor, awnings over the majority of the first and second 
floor window openings, and balconies on the second and fourth floors. The second, third, and fourth-
floor units on the rear portion of the building would face a square courtyard. The applicant has also 
designed the rooftop so that many of the fourth-floor units would have individual access to the rooftop. 
The primary exterior materials of the building are brick, stucco, metal panel, cementitious panel, and 
metal balconies and awnings. 

There would be a total of 53 parking spaces enclosed within the building, with 16 spaces on the ground 
level and 37 located below grade. The applicant is also proposing 20 long-term bicycle parking spaces. 

The applicant is requesting variances of the minimum required yards along the north, south, east, and 
west property lines. A variance of the front yard requirement is needed to allow for ground floor patios 
and four balconies exceeding 50 square feet in area, which exceeds the allowable permitted 
encroachment into a required yard. The applicant is also requesting variances to allow placing two area 
wells, a transformer, and a loading space within the required yards. Finally, site plan review is required 
for the development of the new multiple-family residential structure. 

PUBLIC COMMENTS. Staff has not received any public comments as of the printing of this report. 
Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  
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ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for 
variances to a) allow two ground floor patios exceeding 50 square feet in area in the required front yard 
and b) to allow four fourth-floor balconies exceeding 50 square feet in area, based on the 
following findings: 

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

Both variances: The zoning code allows balconies, decks, and ground level patios not exceeding 
50 square feet in area to project up to four feet into a required yard. Such balconies, decks, and 
ground level patios may project into the required interior side yard of a multiple-family dwelling of 
four or more stories, provided that such balcony, deck or ground level patio shall be located no 
closer than ten feet from the interior side lot line. The applicant is proposing two ground level 
patios that exceed 50 feet and four fourth-floor balconies exceeding 50 square feet in area within 
the 15-foot front required yard. 

The site is zoned R5 Multiple-Family District and is located one block from a Commercial Corridor 
(Hennepin Avenue) and from the Uptown Activity Center. The applicant is trying to balance the 
policies that support increased residential density on the site with the need to provide outdoor 
space for the residents. The applicant is proposing a mixture of balconies, walk-out patios, and 
resident rooftop terraces throughout the building to accommodate outdoor space for the residents. 
In addition, Chapter 530 of the zoning code encourages new construction to be located near the 
front lot line, and the Uptown Small Area Plan encourages active street frontages. The ground floor 
patios would provide an active use along Girard Avenue South, while the front building wall’s 
location adjacent to the front property line along Girard Avenue South would meet the intent of the 
zoning code and applicable small area plan guidance. The applicant states that the fourth-floor 
balconies would each be five feet deep, which would provide usable outdoor space for those units, 
but results in the balconies exceeding 50 square feet in area. CPED staff believes that practical 
difficulties exist in complying with the ordinance because of the circumstances unique to the 
property. 

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. 

Both variances: The applicant’s request to accommodate ground level patios and fourth floor 
balconies exceeding 50 square feet is reasonable and is in keeping with the spirit and intent of the 
ordinance and comprehensive plan. The intent of having yard controls is to provide for the orderly 
development and use of land, and to minimize conflicts between adjacent land uses by regulating the 
dimension and use of yards by providing adequate light, air, open space, and separation of uses. The 
proposed patios and balconies will not diminish light, air, or open space for the adjacent properties. 
The patios and balconies would be oriented toward the public street and walkway, and both 
adjacent properties are multiple-family residential buildings, and the patios and balconies would 
maintain the required 11 foot side yard setbacks and would be approximately 19.5 feet from the 
nearest residential structure at the closest point. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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. 

Both variances: Granting the variance will not alter the essential character of the locality or be 
injurious to the use or enjoyment of other property in the vicinity. There are multiple-family 
buildings directly to the north and south of the site, as well as across the street from the site and 
proposed patios and balconies. The proposed variances would not be detrimental to the health, 
safety, or welfare of the general public or of those utilizing the property or nearby properties, and 
they will increase opportunities for natural surveillance of the public street. The patios and balconies 
would maintain the required 11 foot side yard setbacks and would be approximately 19.5 feet from 
the nearest residential structure at the closest point. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to a) reduce the required 11-foot north interior side yard setback to 8 feet allow an area well 
b) reduce the required 11-foot rear setback to 8 feet to allow an area well and c) to reduce the 
required11-foot south interior side yard setback to 3 feet to allow a transformer, based on the 
following findings: 

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

All variances: The applicant is requesting two area wells, which are not permitted encroachments 
in required yards as listed in Chapter 535, Regulations of General Applicability. One area well would 
be located eight feet from the north interior side yard lot line, and the other area well would be 
located 8 feet from the rear lot line. The applicant has provided two levels of enclosed parking, one 
below-grade and one at ground level. The applicant states that the area wells are needed to provide 
air circulation throughout the parking garage. The alternative would be providing large chases and 
louvers on the exterior walls instead of windows. The applicant has stated that the north area well, 
which would be approximately 16 from the neighboring residential building, would be for air intake 
into the garage, while the area well next to the alley would provide the output for the air. The 
applicant is also proposing to locate a transformer in the southeast corner of the site, three feet 
from the south interior side lot line. There are required yards on all sides of the building, which 
would contain 40 dwelling units and which would be consistent with the comprehensive plan. The 
applicant is trying to balance the policies that support increased residential density on the site, 
encourage window area, and discourage surface parking lots, thus limiting the available locations for 
the proposed area wells and transformer. CPED finds that practical difficulties exist in complying 
with the ordinance because of circumstances unique to the property, and are not based on 
economic considerations alone. 

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. 

All variances: The applicant’s proposal to locate area wells within the north side yard setback and 
rear setbacks, and to locate a transformer within the south side yard setback, is reasonable. The 
applicant is proposing to screen both area wells with a mixture of perennials and shrubs. As 
conditioned, the north area well would be used for air intake only, and both area wells would 
extend no taller than 8 inches above grade. The transformer would be screened with a solid fence 
and landscape materials. The applicant has proposed the least obtrusive locations for the area wells 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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and transformers given the constraints described above, and would mitigate any negative effects 
through landscaping and screening. The proposal would be in keeping with the spirit and intent of 
the ordinance and comprehensive plan. 

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

All variances: The applicant’s proposal to locate the area wells and transformer within the side 
and rear yards will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. The proposed area wells and transformers are not 
expected to be detrimental to the health, safety, or welfare of the general public or of those utilizing 
the property or nearby properties, given their location, function, and the surrounding landscaping, 
screening, and protective metal grates. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the required 11-foot rear setback to 0 feet to allow a loading area, based on the 
following findings: 

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

The applicant is proposing to locate a 10-foot by 25-foot loading area between the building and the 
rear property line that is adjacent to a residential alley. Girard Avenue South is a dead end street 
and does not provide sufficient maneuvering area for trucks to turn around and park in front of the 
proposed building, and loading trucks may not park within the alley that is adjacent to the rear of 
the site. While the applicant is proposing to enclose all accessory vehicle parking spaces, the ceiling 
heights that would be needed to accommodate a moving truck within the ground level parking area 
would cause the building to exceed the R5 district height limitations. The dead-end street which 
abuts the Midtown Greenway limits the available options to provide a loading area without 
disrupting or encroaching on surrounding properties. CPED finds that practical difficulties exist in 
complying with the ordinance due to these circumstances which are unique to the property. 

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’s proposal to locate a loading zone within the required eleven-foot rear yard is 
reasonable and is in keeping with the spirit and intent of the ordinance and comprehensive plan. The 
purpose of yard controls is to provide for orderly development and use of land, and to minimize 
conflicts between adjacent land uses by regulating the dimension and use of yards by providing 
adequate light, air, open space, and separation of uses. The proposed loading area will not diminish 
light, air, or open space for the adjacent properties. 

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 proposed variance to allow a loading zone in the rear yard will not alter the essential character 
of the locality or be injurious to the use or enjoyment of other property in the vicinity. By providing 
an off-street loading area, the residents of the proposed building would be able to move in and out 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI


Department of Community Planning and Economic Development 
BZZ-7248 

 

 

 
6 

of the building in a designated location without encroaching on the public alley, the public street, or 
nearby properties. However, staff does have some concern that the location of the proposed 
loading area would lead to the deterioration of the adjacent landscaping, and that an alternate 
location could provide a safer and shorter means of access to the building’s elevator as well as 
preserve the on-site landscaping. Therefore, staff is recommending a condition that would require 
the applicant to provide an unobstructed route between the loading area and elevator lobby for 
residents who are moving or out of the building. As conditioned, 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. 

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 principal entrance to the building is oriented toward Girard Avenue South. 
• The first floor of the building is located 15 feet from the front lot line, as required in the R5 zoning 

district. The area between the building and public street would contain ground level patios, 
landscaping, an ornamental fence, trees (subject to Public Works’ approval), and sidewalk area. 

• All accessory parking would be provided within the building, to the rear of the site on the first floor, 
and in a below-grade parking garage. 

• The building wall along Girard Avenue South is approximately 150 feet in length. The applicant is 
proposing a variety of materials, recesses in the building wall, awnings, and balconies to break up the 
façade into smaller sections. 

• On the south elevation facing the interior lot line, there is a section of the ground floor wall that is 
42 feet in in length that is void of windows, entries, recesses, and projections. There is also a 26-
foot long blank wall on the north elevation. Both blank walls require alternative compliance. 

• The exterior materials of the building will include brick, stucco, metal panel, and glass. No single 
elevation contains more than three primary materials. The side and rear of the building are similar 
to and compatible with the front of the building. Plain face concrete block is not proposed as an 
exterior material. 

• The windows are vertical in nature and are evenly distributed along the building walls. 
• The minimum window requirement applies to the building façade along Girard Avenue South. 

Twenty percent of the walls of the first floor must be windows, and ten percent of each floor above 
must be windows. The project is incompliance with the minimum window requirement (see Table 
1). 

• The ground floor along Girard Avenue South contains 100 percent active functions, meaning that it 
does not contain parking, loading, storage, or mechanical equipment. 

• The principal roof line of the building will be flat, as is consistent with the other multiple-family 
buildings in the area. The majority of the single-family homes in the area have pitched roofs. 

• The proposed parking areas are located within the building structure and below grade, and would be 
fully screened from view. 

• The building reinforces the street wall, facilitates pedestrian access, and maximized natural 
surveillance. The building entrances at street level can be accessed by residents and on-site staff. 
There are large windows facing Girard Avenue South that maximize the opportunities for people to 
observe adjacent spaces and the public sidewalks. 

 

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 Use – West Elevation  

1st Floor 20% minimum 240 sq. ft. 39% 464 sq. ft. 

2nd Floor 10% minimum 165 sq. ft. 19% 320 sq. ft. 

3rd Floor 10% minimum 165 sq. ft. 19% 320 sq. ft. 

4th Floor 10% minimum 186 sq. ft. 26% 490 sq. ft. 

 

Access and Circulation – Meets requirements 

• All of the principal entrances leading into and out of the building are connected to the public 
sidewalk either directly or via a walkway. 

• No transit shelters are proposed as part of this development. 
• All proposed parking for would be located within the building and would be accessed via the public 

alley to the rear of the site, which is allowed for residential uses by Chapter 530 of the zoning code. 
Vehicular access has been designed to minimize conflicts with pedestrians and surrounding 
residential uses. 

• According to the materials submitted by the applicant, approximately 82.8 percent of the site would 
be impervious, which is below the 85 percent maximum in the R5 zoning district. 

 

Landscaping and Screening – Requires alternative compliance 

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

• The zoning code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The lot area of the site is 22,203 square feet and the building footprint is 15,200 square 
feet. The difference is 7,003 square feet, and 20 percent of this number is 1,401 square feet. The 
applicant is proposing approximately 3,813 square feet of landscaping on the site, or approximately 
54 percent of the site not occupied by the building. 

• The zoning code requires that the site contain at least one canopy tree per 500 square feet of 
required green space and at least 1 shrub for each 100 square feet of required green space (see 
Table 2). The tree requirement for this site is three and the shrub requirement is fifteen. The 
applicant is providing a total of four canopy trees and 117 shrubs on-site, as well as a variety of 
perennials, grasses, and vines. The applicant is also proposing five new canopy trees and several 
perennials that would be located in the public the right-of-way along Girard Avenue South. 

• All areas not occupied by buildings contain landscaping. 
• There is no surface parking proposed for the site, however, the applicant is proposing a surface 

loading area between the rear of the building and the public alley, which is subject to the screening 
and landscaping requirements for parking areas per Chapter 530. The applicant is not proposing any 
screening for the loading area, so this item requires alternative compliance. 
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Table 2. Landscaping and Screening Requirements 

 Code Requirement Proposed 

Lot Area -- 22,203 sq. ft. 

Building footprint -- 15,200 sq. ft. 

Remaining Lot Area -- 7,003 sq. ft. 

Landscaping Required 1,401 sq. ft. 3,813 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 3 trees 4 trees 

Shrubs (1: 100 sq. ft.) 15 shrubs 117 shrubs 

 

Additional Standards – Meets requirements 

• There are no surface parking spaces proposed on the site.  
• There are no important elements of the city near the site that will be obstructed by the proposed 

building.  
• This building should have minimal shadowing effects on public spaces and adjacent properties.  
• This building should have minimal wind effects on the surrounding area.  
• The site plan complies with crime prevention design elements as the building entrances are located 

up to the front property lines, there are windows where people can see in and out along all levels of 
the building, and there are lights located near all of the entrances and throughout the grounds.  

• This site is neither historically designated nor is it located in a historic district. 

 

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

The proposed use is permitted in the R5 District. 

Off-street Parking and Loading – Meets requirements 

• As if the writing of this staff report, the minimum parking requirement for the development is 40 
spaces, or one per dwelling unit. The off-street parking requirement for this project will be zero 
once the recently adopted changes to Chapter 541, Off-Street Parking and Loading, are in effect. 
There will be a total of 53 accessory parking spaces provided, as shown in Table 3. The applicant is 
proposing 41 standard spaces, 10 compact spaces, and two accessible spaces. 

• The minimum bicycle parking requirement for multiple-family dwellings with five or more units is 
one space per two dwelling units. The development contains 40 dwelling units and the minimum 
number of required bicycle parking spaces for the residential uses is 20, of which at least 18 (90 
percent) must meet the standards for long-term bicycle parking per section 541.180 of the zoning 
code. The applicant is proposing to provide 20 long-term bicycle parking spaces within the building 
for residents, as shown in Table 4. 

• The development is not subject to a minimum loading requirement. However, the applicant has 
designated an at-grade loading area to the rear of the building, behind the building and public alley. 
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Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Maximum 
Parking 
Allowed 

Proposed 

Residential 
dwellings 40 -- 53 

 

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

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

Residential 
dwellings 20 -- 

18 (not 
less than 

90%) 
20 0 1 

 

Building Bulk and Height – Meets requirements 

• The maximum floor area ratio (F.A.R.) is in the R5 zoning district is 2.0. The development qualifies 
for the enclosed parking density bonus, for a maximum of 2.40 in allowed F.A.R. 

• The lot in question is 22,203 square feet in area. The applicant is proposing 51,072 square feet in 
gross floor area, for a total F.A.R. of 2.28. 

• The proposed structure would be 4 stories tall, or 46 feet, 9 inches. The applicant is proposing to 
construct six rooftop enclosures that would be exclusively used as individual stairways leading from 
fourth floor units to the private rooftop terraces, and one elevator and one stairway enclosure that 
would be accessible to all residents of the building.  The proposed building height is within the 4 
stories or 56-foot maximum that is permitted in the R5 district, based on the assumption that the 
enclosures are less than fourteen feet tall and are set back from the exterior building walls by one 
foot for each foot that they project above the roof surface, and therefore do not constitute 
additional height. 

Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 22,203 sq. ft. / 0.51 acres 

Gross Floor Area (GFA) -- 51,072 sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

-- -- 

Maximum Floor Area Ratio 
(GFA/Lot Area) 2.40 2.28 

Maximum Building Height 4 stories or 56 feet, 
whichever is less 4 stories, 46 feet, 9 inches 

 

Lot Requirements – Meets requirements 

• The proposed development is within the required minimum and maximum lot requirements for the 
R5 district. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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Table 5. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 40 DUs 

Density (DU/acre) -- 78 DU/acre 

Minimum Lot Area Not less than 5,000 sq. ft. 22,203 sq. ft. 

Maximum Impervious 
Surface Area 85% 82.8% 

Maximum Lot Coverage 70% 68% 

Minimum Lot Width 40 ft. 172 ft. 

 

Yard Requirements – Requires variance(s) 

• The west, front yard setback along Girard Avenue South is 15 feet. The applicant is requesting a 
variance to allow two ground floor patios and four fourth-story balconies exceeding 50 square feet 
in height within the required front yard. 

• The required interior side yard and rear yard requirement is 5+2x, where x equals the number of 
stories above the first floor. The resulting setback along the north, south, and east property lines is 
11 feet. The applicant has applied for variances to allow a transformer, area wells, and a loading area 
within the required interior side yards and rear yards, as described in detail in the Analysis section 
of this report, and as demonstrated in Table 6. 

Table 6. Minimum Yard Requirements 

 Zoning District Proposed 

Front (West) 15 ft. 

15 ft. – building wall 
Ground level patios and 
balconies exceeding 50 

square feet in area 
require variances. 

Interior Side (North) 11 ft. 
11 ft. – building wall 

8 ft. – area well 

Interior Side (South) 11 ft. 
11 ft. – building wall 
3 ft. - transformer 

Rear (East) 11 ft. 
11 ft. – building wall 

8 ft. – area well 
0 ft. – loading area 

 

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 is proposing one attached sign that would be mounted 
above the primary entrance facing Girard. The proposed development would be allowed to have up 
to one, non-illuminated flat wall identification sign not exceeding 32 square feet in area and 14 feet 
in height. 

• The proposed sign would be approximately 14 feet wide and 1.5 feet tall, for a total of 21 feet. The 
proposed height would be 12 feet above grade, and it would not be illuminated. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
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Table 7. Signage Summary 

 
Number 
Allowed/ 

Lot 

Proposed 
Number 

Maximum 
Size 

Allocation 

Maximum 
Area Per 

Sign 

Proposed 
Area 

Maximum 
Allowed 
Height 

Proposed 
Height 

Attached 1 1 -- 32 sq. ft. 21 sq. ft. 14 ft. 12 ft. 

Refuse Screening – Meets requirements 

• There will be trash and recycling rooms located within the building on the first floor. 

Screening of Mechanical Equipment – Meets requirements 

• The transformer along the south side of the building would be fully screened with a six-foot wood 
fence on all four sides. 

Lighting – Meets requirements with Conditions of Approval 

• A lighting plan showing footcandles shall be submitted to show compliance with the requirements of 
Chapter 535, Regulations of General Applicability. 

Specific Development Standards – Meets requirements 

The proposed development is exempt from the specific development standard that multiple-family 
dwellings with at least one unit with three or more bedrooms must provide an outdoor children’s 
play area, as none of the units contain more than two bedrooms. 

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. The proposed development is consistent with the following principles and policies outlined in 
the comprehensive plan:  

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

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

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

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. 

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. 

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. 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
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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 10.5: 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. 

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. 

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

10.6.4 Orient buildings and building entrances to the street with pedestrian amenities like 
wider sidewalks and green spaces. 

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

Urban Design Policy 10.8: Strengthen the character and desirability of the city's urban 
neighborhood residential areas while accommodating reinvestment through infill 
development. 

10.8.1 Infill development shall reflect the setbacks, orientation, pattern, materials, height and 
scale of surrounding dwellings.  

Urban Design Policy 10.14: Encourage development that provides functional and 
attractive gathering spaces. 

Urban Design Policy 10.16: Design streets and sidewalks to ensure safety, pedestrian 
comfort and aesthetic appeal.  

10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, that 
buffer pedestrians from auto traffic, parking areas, and winter elements. 

Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities. 

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. 

10.22.2 Orient new housing to the street to foster safe neighborhoods. 

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. 
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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. 

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 believes 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 the Midtown Greenway Land Use and Development Plan, 
adopted by the City Council in 2007, and the Upton Small Area Plan, adopted in 2008. 

The Midtown Greenway Land Use and Development Plan identifies the site as high-density housing (40-
120 dwelling units per acre) in its future land use map. The proposed project would be 78 dwelling units 
per acre, as consistent with the future land use map in the plan. Page 42 cites additional support for the 
project, which says that new housing developments “should be generally located in areas that have good 
transit access, and that are close to commercial goods and services and in other high-amenity areas.” 
The subject site is located a block away from the Uptown Area Activity Center and the Hennepin 
Avenue Commercial Corridor. The project is also overlaps the transit-oriented and urban-oriented 
development districts, which both include apartment buildings as an appropriate type of development. 

The subject site is within the Urban Village North Sub Area in the Uptown Small Area Plan. The 
recommended uses for the Urban Village are primarily mixed-use/residential and primarily 3-5 stories in 
height, with some opportunities for taller buildings (page 10). The proposed four-story residential 
building would be appropriate for the Urban Village. The future land use map in the Uptown Small Area 
Plan calls for high density housing (50 to 120 dwelling units per acre) in this location, while page 57 of 
the plan calls for “[n]ew high-density housing should line the north side of the greenway and extend to 
approximately mid-block between 28th Street and the Greenway. Buildings north of the Greenway 
should be of a smaller scale than those south of the Greenway in order to provide transitions into the 
lower density residential areas.” The guidance from the small area plan supports the density, height, and 
character of the proposed project. 

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: 

• Blank walls. On the south elevation facing the interior lot line, there is a section of the ground 
floor wall that is 42 feet in in length that is void of windows, entries, recesses, and projections. 
There is also a 26-foot long blank wall on the north elevation. Both blank walls require alternative 
compliance. The walls cover the first floor parking areas. As an alternative, the applicant is proposing 
more than the required amount of on-site landscaped area and shrubs to offset the blank walls on 
the north and south elevations. While additional year-round shrubs or ornamental trees would 
assist in mitigating the blank walls on the north and south elevations, staff finds that it would be 
reasonable to require the applicant to comply with the ordinance and remove all blank walls 
exceeding 25 feet. 

• Screening of loading areas. There is no surface parking proposed for the site, however, the 
applicant is proposing a surface loading area to the rear of the building, which is subject to the 
screening and landscaping requirements for parking areas per Chapter 530. The applicant is not 

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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proposing any screening for the loading area, so this item requires alternative compliance. Staff is 
recommending that the City Planning Commission grant alternative compliance for the loading area, 
as it would not be practical to install a sufficient landscaped area between the building wall and alley 
while allowing for the a high-density residential development and an off-street loading space for 
residents of the proposed building, given the Analysis provided in the previous section. As an 
alternative, staff recommends a condition that requires the applicant to provide additional 
landscaped area between the building and the alley. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by Michael Stoddard for the properties 
located at 2809, 2815, 2817, and 2821 Girard Avenue South: 

A. Variance of the minimum required front yard setback. 

Recommended motion: Approve the application for a variance to reduce the required 15-foot 
front yard setback to allow two ground floor patios and four fourth-floor balconies exceeding 
50 square feet in area. 

B. Variance of the minimum required north interior side yard setback. 

Recommended motion: Approve the application for a variance to reduce the required 11-foot 
north interior side yard setback to 8 feet to allow an area well, subject to the following 
conditions: 

1. The area well facing the north interior lot line shall be used for air intake only. 

C. Variance of the minimum required south interior side yard setback. 

Recommended motion: Approve the application for a variance to reduce the minimum 11-foot 
south interior side yard setback to three feet to allow for a transformer. 

D. Variance of the minimum required rear yard setback. 

Recommended motion: Approve the application for a variance to reduce the required 11-foot 
rear yard setback to 0 feet to allow a loading area, and 8 feet to allow an area well, subject to 
the following conditions: 

1. The applicant shall revise the first floor plan to provide an unobstructed route between the 
loading area and elevator lobby. 

E. Site Plan Review for a new, four-story residential building with 40 dwelling units. 

Recommended motion: Approve the application for a new, four-story residential building with 
40 dwelling units, subject to the following conditions: 

1. Approval of the final site, landscaping, elevation, and lighting plans by the Department of 
Community Planning and Economic Development. 

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

3. The applicant shall revise the landscape plan to provide landscaping in all areas that are not 
used for the designated loading area or driveways between the rear building wall and public 
alley. 

4. As required by section 530.120, the applicant shall eliminate walls exceeding 25 feet in 
length that are void of windows, entries, recesses, and projections. 
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ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Survey 
5. Plans 
6. Elevations 
7. Renderings 
8. Photos 
9. Truck turning scenario on Girard 

 



Girard Avenue Apartments 

2817 Girard Avenue South 

Statement of Purpose and Project Description 

June 25, 2015 

The Proposed Girard Avenue Apartments Project is located on Girard Avenue North between 28th street 

and the Midtown greenway.  The site includes 4 lots (2809, 2815,2817,2821 Girard Ave) and are a 

combined area of 22,203 sf (0.51 acres).  The Lots are zoned R5, Multiple‐family district, with no overlay 

districts.  Located in the Lowry Hill East Neighborhood, the project site lies within the North Sub Area of 

the Urban Village as described in the Uptown Small Area Plan.  Directly to the south is the new Flux 

Apartment building, and 3 story apartment building adjoins the north property line. 

The project will replace 3 residential houses and vacant lot with a 40 unit, 4 story apartment building.  

The total building height is 46’‐9” to the top of the parapet and 55’‐0” to the top of the rooftop deck 

access stairs. The south rooftop deck access stair is set back approximately 15 feet from the parapet 

edge. The North stair is flush with the exterior wall. The building is set back 15 feet from the property 

line along Girard Avenue and 11 feet from the side and rear property lines.  The façade along Girard 

Avenue steps back 2’‐8” at the 4th floor and an additional 4 feet at the corners.   

The building design provides active street fronts and a sculpted building envelope through multiple 

design strategies.  The ground floor units are walk up units with personal porch entries and 15 foot deep 

landscaped individual front yards.  The Girard Avenue façade is articulated with large areas of glass and  

metal awnings at the unit living rooms on the first floor and corner fourth floor units.  The façade 

materials emphasize a strong first and third floor, and individual unit character. The building façade 

steps back at the 3rd floor and is articulated with large balconies and a change in façade material.  The 

building materials are brick, stucco, metal panel, cementitious panel and facades that are embellished 

with metal balconies and metal awnings. 

The building will have a total of 53 enclosed parking stalls in one level of underground garage and in part 

of the ground floor level. The garages are accessed from the public alley.  20 bike racks will be provided 

within the parking garage.  Bike racks will be installed on the walls of the individual parking stalls and 

floor mounted bike racks will be provided for residents without automobiles.  The site has convenient 

access to transit options.  The Uptown transit center is one block away from the site.  The Midtown 

Greenway is a convenient block away which provides both a transit and recreational amenity for the 

residents. 

 

 Required Zoning Applications: 

1. Site Plan Review 

2. Variance to allow 2 ground level patios exceeding 50 square feet, and four (4) fourth floor 

balconies exceeding 50 square feet to extend into the required front yard. 

3. Variance to allow a loading area in the rear yard. 

4. Variance to allow Area wells in the side and rear yards 

5. Variance to allow a transformer in the side yard 



Variance for Yard Setbacks 
Required Findings 

 
 
Variances are being requested to allow the following projections into the required yards: 

 Two ground level patios exceeding 50 square feet in area to project into the required front yard 
 Four (4) fourth-floor balconies exceeding 50 square feet in area to project into the required front 

yard.   

The Project meets the required findings for a variance under § 525.500 of the Zoning Code. 

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 ground floor patios and projecting balconies are provided as an effort to address the goals 
established in the Uptown Small Area Plan, which are to provide active street fronts along the front yard 
and sculpted facades.  To achieve these goals, the building steps back at the corners to provide a 
sculpted façade and as a result these patios are larger than 50 square feet.  The larger patios are 
intended to provide usable patio space that in turn will promote active uses at the front yard.  The fourth 
floor steps back 2-8”.  Four of the fourth floor balconies are 5 feet deep, which results in these balconies 
projecting 2’-4” into the front yard setback. This has been done to ensure that the balconies will be 
useable.  The combination of the building step-back and projecting balconies provide another sculpted 
façade element that addresses the goals of the Uptown Small Area Plan.   
 
2) The property owner or authorized applicant proposes to use the property in a reasonable manner 
that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan.  
 
The proposed projections into the front yard are reasonable and consistent with the intent of the 
ordinances and the Uptown Small Area Plan.  The intent of the ground floor patios and fourth floor 
balconies that project into the front yard is to establish active uses and sculpted building facades along 
the street facing façade.  The purpose of yard controls is to provide for orderly development and use of 
land to minimize conflicts among land uses by regulating the dimensions of yards in order to provide 
adequate light, air, open space and separation of uses.  The proposed setbacks allow for redevelopment 
with high density housing in keeping with the City’s land use guidance for the site.  The setbacks are also 
reasonable because they are consistent with the established setbacks of existing developments in the 
area. 
 
3) The proposed variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. If granted, the proposed variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property or 
nearby properties.  
 
The granting of the variances will not alter the essential character of the area, be injurious to the use or 
enjoyment of other properties, or be detrimental to the public welfare.  The ground floor patios and 4th 
floor decks provide an active use on the street, which in turn, promote a presence by building residents 
providing added public safety with “eyes on the street.” 
 



Variance for Yard Setbacks 
Required Findings 

 
 
Variances are being requested to allow a loading area in the rear yard. 

The Project meets the required findings for a variance under § 525.500 of the Zoning Code. 

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.  
 
Girard Avenue is a dead end street that ends at the Midtown Greenway. Trucks entering Girard Avenue 
from 28th street do not have maneuvering clearances to turn around and park in front of Girard Avenue 
Apartments.  The alley to the west of Girard Avenue is not available for access to the property as this 
alley is not intended for through traffic.  These unique circumstances create practical difficulties in 
providing a loading area on the west side of Girard Avenue. 
 
2) The property owner or authorized applicant proposes to use the property in a reasonable manner 
that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan.  
 
The proposed loading area in the rear yard is reasonable and consistent with the intent of the ordinances 
and the comprehensive plan.  The purpose of yard controls is to provide for orderly development and use 
of land to minimize conflicts among land uses by regulating the dimensions of yards in order to provide 
adequate light, air, open space and separation of uses.  The proposed loading area will provide a 
designated location for tenants to move in and out of the building.  Signage will be provided to ensure 
that this area will be used for loading only and will be monitored by building management.  
 
3) The proposed variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. If granted, the proposed variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property or 
nearby properties.  
 
The granting of the variance will not alter the essential character of the area, be injurious to the use or 
enjoyment of other properties.  The loading area will provide a location for tenants to move in and out of 
the building that is otherwise not feasible on Girard Avenue and is located to not impede traffic on the 
alley.  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. 
 



Variance for Yard Setbacks 
Required Findings 

 
 
Variances are being requested to allow area wells in the side yard and rear yards. 

The Project meets the required findings for a variance under § 525.500 of the Zoning Code. 

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.  
 
Area wells are necessary to provide fresh air and exhaust air for the lower level garage.  The supply and 
exhaust locations need to be at opposite ends of the garage to provide the recommended air circulation 
throughout the garage. As a result, area wells are located adjacent to the 1st floor unit that faces Girard 
Avenue and the exercise room that faces the alley.  The area wells provide direct access to outside air 
that would otherwise require large chases and louvers on the exterior wall instead of windows at these 
two locations. The area wells will be unobtrusive as they will extend approximately 8” above grade and 
will be surrounded with decorative landscaping.   

 
2) The property owner or authorized applicant proposes to use the property in a reasonable manner 
that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan.  
 
The proposed area wells within the side and rear yard are reasonable and consistent with the intent of 
the ordinances and the comprehensive plan.  The purpose of yard controls is to provide for orderly 
development and use of land to minimize conflicts among land uses by regulating the dimensions of 
yards in order to provide adequate light, air, open space and separation of uses.  The proposed area 
wells will not infringe on adequate light, air and open space of adjacent properties, and they will be 
screened by decorative landscaping.  The proposed use of area wells will be significantly more 
aesthetically appealing than louvers on the exterior wall. 
 
3) The proposed variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. If granted, the proposed variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property or 
nearby properties.  
 
The granting of the variance will not alter the essential character of the area, be injurious to the use or 
enjoyment of other properties.  The area wells are constructed to be unobtrusive and will have a 
protective metal grate and landscape screening.  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. 
 



Variance for Yard Setbacks 
Required Findings 

 
 
Variances are being requested to allow a transformer in the side yard. 

The Project meets the required findings for a variance under § 525.500 of the Zoning Code. 

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.  
 
We are requesting a variance to place the transformer in the southwest corner of the site within the 
south side yard.  The size of the proposed apartment footprint is consistent with the cities policies 
encouraging development of high density housing at this location, and as a result, limits the opportunities 
to locate the transformer within the setbacks.  The transformer will be screened with a 6’ high wood 
fence that is additionally screened with landscaping. The location of the transformer will be unobtrusive 
to the neighboring property to the south as it fully screened buy their privacy fence and surrounding 
landscaping.   

2) The property owner or authorized applicant proposes to use the property in a reasonable manner 
that will be in keeping with the spirit and intent of the ordinance and the comprehensive plan.  
 
The proposed transformer within the side and rear yard is reasonable and consistent with the intent of 
the ordinances and the comprehensive plan.  The purpose of yard controls is to provide for orderly 
development and use of land to minimize conflicts among land uses by regulating the dimensions of 
yards in order to provide adequate light, air, open space and separation of uses.  The proposed 
transformers will not infringe on adequate light, air and open space of adjacent properties, and the will 
be screened by decorative landscaping.   
 
3) The proposed variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. If granted, the proposed variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property or 
nearby properties.  
 
The granting of the variance will not alter the essential character of the area, be injurious to the use or 
enjoyment of other properties.  The transformer is placed in a allocation that is least visible from Girard 
Avenue, and is fully screened.  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. 
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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.

N

CONSTRUCTION LIMIT LINE

DESCRIPTION

DEMOLITION SYMBOLS

REMOVE UTILITIES

REMOVE STRUCTURE

REMOVE CONCRETE

REMOVE BITUMINOUS

REMOVE CURB AND GUTTER

1. THE CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID PROPERTY DAMAGE TO ADJACENT PROPERTIES DURING THE
CONSTRUCTION PHASE OF THIS PROJECT. THE CONTRACTOR WILL BE HELD RESPONSIBLE FOR ANY DAMAGES TO ADJACENT
PROPERTIES OCCURRING DURING THE CONSTRUCTION PHASE OF THIS PROJECT.

2. THE CONTRACTOR WILL BE RESPONSIBLE FOR PROVIDING AND MAINTAINING TRAFFIC CONTROL DEVICES SUCH AS BARRICADES,
WARNING SIGNS, DIRECTIONAL SIGNS, FLAGMEN AND LIGHTS TO CONTROL THE MOVEMENT OF TRAFFIC WHERE NECESSARY.
PLACEMENT OF THESE DEVICES SHALL BE APPROVED BY THE ENGINEER PRIOR TO PLACEMENT. TRAFFIC CONTROL DEVICES SHALL
CONFORM TO THE APPROPRIATE MINNESOTA DEPARTMENT OF TRANSPORTATION STANDARDS.

3. IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR WILL BE SOLELY AND COMPLETELY
RESPONSIBLE FOR CONDITIONS ON THE JOB SITE, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY DURING THE PERFORMANCE OF
THE WORK. THIS REQUIREMENT WILL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS.

4. THE DUTY OF THE ENGINEER OR THE DEVELOPER TO CONDUCT CONSTRUCTION REVIEW OF THE CONTRACTORS PERFORMANCE IS
NOT INTENDED TO INCLUDE REVIEW OF THE ADEQUACY OF THE CONTRACTORS SAFETY MEASURES IN, OR NEAR THE CONSTRUCTION
SITE.

5. BEFORE BEGINNING CONSTRUCTION THE CONTRACTOR SHALL INSTALL A TEMPORARY ROCK ENTRANCE PAD AT ALL POINTS OF
VEHICLE EXIT FROM THE PROJECT SITE. SAID ROCK ENTRANCE PAD SHALL BE MAINTAINED BY THE CONTRACTOR FOR THE DURATION
OF THE PROJECT. SEE SHEET C3-2 FOR DETAILS.

6. EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE ESTABLISHED AROUND THE ENTIRE SITE PERIMETER AND IN
ACCORDANCE WITH NPDES PERMIT REQUIREMENTS, BEST MANAGEMENT PRACTICES, CITY REQUIREMENTS AND THE DETAILS SHOWN
ON SHEET C3-2 & C8-1 OF THE PROJECT PLANS.

7. ALL CONSTRUCTION ACTIVITY INCLUDING STOCKPILING, STAGING & PARKING MUST TAKE PLACE ON-SITE.
8. TEMPORARY STREET SIGNS, LIGHTING & ADDRESSES SHALL BE PROVIDED DURING CONSTRUCTION.
9. CONTRACTOR SHALL OBTAIN A CITY & COUNTY PERMIT FOR OBSTRUCTIONS AND WORK WITHIN RIGHT-OF-WAY. PERMIT IS REQUIRED

PRIOR TO REMOVALS OR INSTALLATION.
10. RESTORE STREETS BY COMPLYING WITH THE CITY AND COUNTY STREET REQUIREMENTS.
11. PROTECT EXISTING SITE FEATURES THAT ARE NOT NOTED FOR REMOVAL. IF DISCREPANCIES ARISE, NOTIFY ENGINEER IMMEDIATELY FOR

RESOLUTION.
12. CONTRACTOR SHALL CONTACT THE CITY &/OR COUNTY TO REVIEW AND DISCUSS SIGNAL/STREET LIGHTING INFRASTRUCTURE

MODIFICATIONS PRIOR TO ANY REMOVALS.  ADDITIONAL INFRASTRUCTURE MODIFICATIONS MAY BE NECESSARY & THESE
MODIFICATIONS MAY REQUIRE ADDITIONAL PAVEMENT REPLACEMENT.

13. WE HAVE SHOWN EXISTING SERVICES BASED ON CITY AS-BUILTS & A GOPHER ONE LOCATE. THERE MAY BE SERVICES THAT ARE NOT
SHOWN. ALL SERVICES NOT USED WILL NEED TO BE ABANDONED AT THE MAIN.

14. AN ENCROACHMENT PERMIT IS REQUIRED FOR ALL ELEMENTS IN THE PUBLIC RIGHT-OF-WAY. CONTACT BOB BOBLETT @ 612-673-2428
FOR PERMIT INFO.

15. EARTH RETENTION SYSTEMS AND RELATED EXCAVATIONS THAT ARE WITHIN PUBLIC RIGHT-OF-WAY WILL REQUIRE A RIGHT-OF-WAY
EXCAVATION PERMIT.

16. CONTRACTOR TO COORDINATE WITH ELECTRIC, GAS, CABLE & TELEPHONE FOR THE REMOVAL OF EXISTING HOUSE SERVICES.

SITE DEMOLITION NOTES:
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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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SITE PLAN GENERAL NOTES

1. SETBACKS:
FRONT BUILDING SETBACK = 15 FT
SIDE BUILDING SETBACK  = 11 FT.
REAR BUILDING SETBACK  = 11 FT.

2. ZONING
EXISTING ZONING = R5 PROPOSED ZONING = R5

3.  PARKING SUMMARY
UNDERGROUND REGULAR STALLS = 37 STALLS
UNDERGROUND HANDICAPPED STALLS = 0 STALLS

 FIRST FLOOR ENCLOSED REGULAR STALLS  = 14 STALLS
FIRST FLOOR ENCLOSED HANDICAPPED STALLS  = 2 STALLS
TOTAL STALLS = 53 STALLS

4.  AREA
TOTAL SITE AREA = 22,203 SF
EXISTING IMPERVIOUS SURFACE AREA = 9,304 SF = 41.9%
EXISTING PERVIOUS SURFACE AREA = 12,899 SF = 58.1%

PROPOSED BUILDING AREA = 15,200 SF
PROPOSED IMPERVIOUS SURFACE AREA( INCLUDING BLDG.) = 18,390 AC. = 82.8% 
PROPOSED PERVIOUS SURFACE AREA = 3,813 SF OR  AC. = 17.2%

5.  ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED AND INSTALLED IN
ACCORDANCE WITH THE DETAILS SHOWN PER SHEET C8-1 AND THE REQUIREMENTS OF  THE CITY. SEE
LANDSCAPE AND ARCHITECTURAL PLANS FOR ANY  ADDITIONAL HARDSCAPE APPLICATIONS.

6.  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)

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

8.   SEE CONTRACT SPECIFICATIONS FOR ANY REMOVAL DETAILS.

9.   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. 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 C3-2)

10.  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.

11.   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.

12.   B612 CONCRETE CURB AND GUTTER SHALL BE INSTALLED AT THE EDGE OF ALL COMMON DRIVES AND
PARKING LOTS. THE CURB SHALL BE TAPERED AND DROPPED TO A RIBBON CURB ACROSS INDIVIDUAL
DRIVEWAY ENTRANCES.

13.   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.

C.     SEE SHEETS C3-1 AND C4-1 FOR GRADING AND UTILITIES.
D.     ALL CONCRETE CURB AND GUTTER B612, CITY'S STANDARD PLATES. (SEE DETAIL SHEET).
E.     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.

14.  AN ENCROACHMENT PERMIT IS REQUIRED FOR ALL ELEMENTS IN THE PUBLIC RIGHT-OF-WAY. CONTACT
BOB BOBLETT @ 612-673-2428 FOR PERMIT INFO.

15.  PLACEMENT OF CITY STREET LIGHTING TO BE COORDINATED WITH BILL PRINCE AND IN ACCORDANCE
WITH THE CITY'S LIGHTING POLICY. LIGHTS TO BE  PLACED APPROXIMATELY 130' ON CENTER AS NEEDED.

GENERAL NOTES
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I hereby certify that this plan, specification or report was
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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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NOTE:
SPOT ELEVATIONS AT CURB LINES INDICATE
BASE OF CURB AND GUTTER LINE (I.E. FLOW
LINE) ELEVATIONS UNLESS OTHERWISE NOTED.

GRADING PLAN NOTES

1. THE CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT LOCATIONS AND DIMENSIONS OF BUILDINGS,
VESTIBULES, SLOPED PAVING, EXIT PORCHES, RAMPS, TRUCK DOCKS, ENTRY LOCATIONS AND LOCATIONS OF DOWNSPOUTS.

2. THE CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID PROPERTY DAMAGE TO ADJACENT PROPERTIES
DURING THE CONSTRUCTION PHASE OF THIS PROJECT. THE CONTRACTOR WILL BE HELD RESPONSIBLE FOR ANY DAMAGES TO
ADJACENT PROPERTIES OCCURRING DURING THE CONSTRUCTION PHASE OF THIS PROJECT.

3. THE CONTRACTOR WILL BE RESPONSIBLE FOR PROVIDING AND MAINTAINING TRAFFIC CONTROL DEVICES SUCH AS
BARRICADES, WARNING SIGNS, DIRECTIONAL SIGNS, FLAGMEN AND LIGHTS TO CONTROL THE MOVEMENT OF TRAFFIC WHERE
NECESSARY. PLACEMENT OF THESE DEVICES SHALL BE APPROVED BY THE ENGINEER PRIOR TO PLACEMENT. TRAFFIC CONTROL
DEVICES SHALL CONFORM TO THE APPROPRIATE MINNESOTA DEPARTMENT OF TRANSPORTATION STANDARDS.

4. IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR WILL BE SOLELY AND
COMPLETELY RESPONSIBLE FOR CONDITIONS ON THE JOB SITE, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY DURING
THE PERFORMANCE OF THE WORK. THIS REQUIREMENT WILL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL
WORKING HOURS.

5. BEFORE BEGINNING CONSTRUCTION THE CONTRACTOR SHALL INSTALL A TEMPORARY ROCK ENTRANCE PAD AT ALL POINTS OF
VEHICLE EXIT FROM THE PROJECT SITE. SAID ROCK ENTRANCE PAD SHALL BE MAINTAINED BY THE CONTRACTOR FOR THE
DURATION OF THE PROJECT.

6. EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE ESTABLISHED AROUND THE ENTIRE SITE PERIMETER AND IN
ACCORDANCE WITH NPDES PERMIT REQUIREMENTS, BEST MANAGEMENT PRACTICES, AND CITY REQUIREMENTS.

7. ALL ENTRANCES AND CONNECTIONS TO CITY STREETS SHALL BE PERFORMED PER THE REQUIREMENTS OF THE CITY AND/OR
COUNTY. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS AND NOTIFICATIONS AS REQUIRED.

8. ALL SPOT ELEVATIONS SHOWN REPRESENT FINISHED SURFACE OR GUTTER LINE ELEVATIONS UNLESS OTHERWISE NOTED.
9. CONTRACTOR TO VERIFY EXISTING INFORMATION PRIOR TO CONSTRUCTION AND NOTIFY ENGINEER OF ANY PLAN

DISCREPANCIES.
10. EXISTING UTILITY LOCATIONS AS-PER CITY AS-BUILT PLANS AND FIELD SHOTS.
11. SEE SHEET C3-3 FOR EROSION CONTROL INFORMATION.
12. CONTRACTOR SHALL OBTAIN A CITY &/OR COUNTY PERMIT FOR OBSTRUCTIONS AND WORK WITHIN RIGHT-OF-WAY. PERMIT IS

REQUIRED PRIOR TO REMOVALS OR INSTALLATION.
13. GENERAL CONTRACTOR MUST VERIFY ALL TIE IN GRADES.

GENERAL NOTES
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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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UTILITY PLAN GENERAL NOTES

1. All sanitary sewer, storm sewer and watermain utilities shall be furnished and installed per the requirements of the specifications, the City and the
standard    utilities specification of the City Engineers Association of Minnesota (CEAM), 1999 edition. All HDPE connections to concrete manholes shall
be connected with an internal rubber gasket or by using ADS waterstop gasket. All sanitary sewer main line shall be SDR 35. All sanitary sewer services
shall be SDR 26.

2. See Sheet C8-1 and the contract specifications for specific utility details and utility service details.
3.  All utility pipe bedding shall be compacted sand or fine granular material per the requirements of the City. All compaction shall be performed per the

requirements of the CEAM Specification.
4.  All connections to existing utilities shall be performed per the requirements of the City. 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.

5.  All sanitary sewer and water services shall terminate at the property line unless otherwise noted.
6. The contractor shall notify GOPHER STATE ONE CALL at 651-454-0002 at least 48 hours prior to performing any excavation or underground work.
7. 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 7.5 feet minimum depth can not be attained.
8. All street repairs and patching shall be performed per the requirements of the City.  All traffic control shall be provided by the contractor and shall be

established per the requirements of the Minnesota Manual of Uniform Traffic Control Devices (MUTCD) and the City. This shall include all signage,
barricades, flashers and flaggers as needed. All public streets shall be open to traffic at all times. No road closures shall be permitted without the
expressed authority of of the City.

9. All new watermain must have a minimum of 7.5 feet of cover.
10.  Adjust all existing structures, both public and private to the proposed grades where    disturbed and comply with all requirements of the utility owners.

Structures being reset to paved areas must meet owners requirements for traffic loading.
11.  Proposed Pipe Materials:

Watermain DIP Class 52 4" & 6" - No less than 8.0' deep.
Sanitary Sewer PVC SCH 40 6" - No more than 20' deep.

12. The contractor, property owner or responsible party shall contact Minneapolis Surface Waters and Sewers 48 hours prior to any excavation related to or
in the location of the proposed Stormwater Management BMP. (Paul Chellsen, 612-673-2406)

13. Upon the project's completion, the general contractor, property owner or responsible party shall provide to the Department of Public Works a Final
Stormwater Management Report including record drawings.

GENERAL NOTES
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COMPACTED SUBGRADE

BITUMINOUS
PAVEMENT SECTION

(MATCH EXISTING SECTION IN GIRARD - TO BE DETERMINED)

FINISHED GRADE

TACK COAT, MnDOT SPEC. 2357

NOTES:
REFERENCE TO MN-DOT SPEC. 2521
CONTRACTION JOINTS AT 5' SPACING
EXPANSION JOINTS EVERY 40' OR LESS
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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.

N

Date

of the State of Minnesota.

Douglas D. Loken, LA

I am a duly Licensed Landscape Architect under the laws

prepared by me or under my direct supervision and that

I hereby certify that this plan, specification or report was
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LEVEL              RESIDENTIAL       GARAGE
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ROOF   1,230 SF
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BUILDING DATA

SITE AREA 22,203 SF

LOT COVERAGE ALLOWED
(22,203 x 70%) 15,542 SF

BUILDING FOOTPRINT 15,200 SF

F.A.R. ALLOWED 2.4 x 22,203 = 53,287 SF

F.A.R. PROPOSED 2.27 (50,760/22,203)
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SOUTH ELEVATION MATERIAL CALCULATIONS

BRICK  1,382 SF   29%
STUCCO 1,612 SF   34%
METAL PANEL 1,203 SF   25%
GLASS   560 SF   12%

TOTAL 4,757 SF   100%

WEST ELEVATION MATERIAL CALCULATIONS

BRICK  2,461 SF    33%
STUCCO        0 SF      0%
METAL PANEL 2,981 SF    39%
GLASS 2,173 SF    28%

TOTAL 7,615 SF   100%
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EAST (B) ELEVATION MATERIAL CALCULATIONS

BRICK  1,488 SF   26%
STUCCO 1,757 SF   30%
METAL PANEL 1,548 SF   27%
GLASS    976 SF   17%

TOTAL 5,760 SF   100%

NORTH (A) ELEVATION MATERIAL CALCULATIONS

BRICK  1,382 SF   29%
STUCCO 1,612 SF   34%
METAL PANEL 1,203 SF   25%
GLASS   560 SF   12%

TOTAL 4,757 SF   100%

SOUTH (C) ELEVATION MATERIAL CALCULATIONS

METAL PANEL    894 SF   77%
GLASS    265 SF   23%

TOTAL 1,159 SF   100%

EAST (D) ELEVATION MATERIAL CALCULATIONS

METAL PANEL   788 SF   64%
GLASS   560 SF   36%

TOTAL 1,238 SF   100%

NORTH (E) ELEVATION MATERIAL CALCULATIONS

METAL PANEL    900 SF   77%
GLASS    270 SF   23%

TOTAL 1,170 SF   100%
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Minneapolis, Minnesota

June 25, 2015
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GIRARD AVENUE APARTMENTS
Conceptual Rendering



Minneapolis, Minnesota

June 12, 2015
14-105.00

2817 Girard Avenue South

Existing Properties

W. 28th St.

G
ir

ar
d 

A
ve

. S
. 

A B

C D

A

B

C

D

North

Midtown Greenway

2809 Girard Ave. South 2813 Girard Ave. South

2817 Girard Ave. South 2821 Girard Ave. South




	2-Statement of proposed use and project description
	3-Variance For Yard Setbacks
	4-Variance For Loading Area in Rear Yard
	5-Variance For Area Well in Yard Setbacks
	6-Variance For a transformer in Yard Setbacks
	10-Final ALTA Survey Rev 6-5-15, 2809, 2815, 2817, 2821 Girard Ave S, Mpls
	11-Civil Landuse App-resubmission
	C1-2 Demolition Plan
	C2-1-Site Plan
	C3-1-Grading Plan
	C4-1 Utility Plan
	C8-1-Civil Details
	L1-1 LANDSCAPE PLAN

	12- Arch Landuse App-resubmission
	A100
	A110
	A120
	A130
	A140
	A150
	A200
	A201
	A250

	13- Rendering
	9-Existing Property Photos



