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PLAN11277 

LAND USE APPLICATION SUMMARY 

Property Location: 2025 West River Rd N 

Project Name:  2025 West River Road 

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

Applicant:  SRPB Strategic Housing, LLC 

Project Contact:  Trevor Martinez 

Request:  To construct a new seven-story building with 163 dwelling units. 

Dwelling Units 163 dwelling units 

Non-Residential Uses Not applicable 

Required Applications: 

Conditional Use Permit To increase the maximum height of a principal structure in the SH Shoreland 
Overlay District and MR Mississippi River Critical Area Overlay District from 2.5 
stories or 35 feet, whichever is less, to 7 stories/83 feet, 11.5 inches 

Variance  To allow development within 40’ of the top of a steep slope in the SH Shoreland 
Overlay District and MR Mississippi River Critical Area Overlay District 

Variance  Of the PO Pedestrian Oriented Overlay District standards to allow the building to 
be located more than eight (8) feet from the front lot line adjacent to West River 
Rd N and adjacent to the corner side lot line along West Broadway Ave, and to 
increase the allowed parking lot street frontage along West River Rd N from 40 to 
58 feet 

Variance  To increase the maximum size of a kennel or exercise run from 200 square feet to 
735 square feet 

Site Plan Review For a new, seven-story building with 163 dwelling units 

SITE DATA 

Existing Zoning 

C3A Community Activity Center District 
MR Mississippi River Critical Area Overlay District 
PO Pedestrian Oriented Overlay District 
SH Shoreland Overlay District 

Lot Area 105,846 square feet / 2.43 acres 

Ward(s) 5  

Neighborhood(s) Hawthorne Neighborhood Council; adjacent to Northside Residents 
Redevelopment Council 

mailto:mei-ling.smith@minneapolismn.gov
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Future Land Use Neighborhood Mixed Use 

Goods and Services 
Corridor West Broadway Ave/Broadway St NE 

Built Form Corridor 6 

  BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site is a corner lot at the intersection of West Broadway Ave 
and West River Rd N. The site faces the Broadway St NE bridge and the Mississippi River, which is between 175 
and 345 feet to the east. It has an irregular shape and varied topography, including a steep slope. There is a one-
story commercial building currently on the site (Broadway Bar & Pizza) and a surface parking lot that is accessed 
from a single curb cut from West River Rd N. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The area immediately adjacent to the site contains industrial 
uses and offices. The Minneapolis Parks and Recreation Board office building is directly to the north of the subject 
property, and there are railroad tracks bordering the west side of the property. 

 

PROJECT DESCRIPTION. The project would consist of a seven-story residential building with 163 units and 163 
vehicle parking stalls (74 below-grade and 89 surface stalls). All units would be affordable and would include one-
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, two-, and three-bedroom units. The building is designed with two main wings that are perpendicular to the 
Mississippi River. All parking would be accessed from a single curb cut off West River Rd N in the northeast portion 
of the site. The surface parking area has partial frontage on West River Rd N and wraps around the north and west 
sides of the property, while the proposed building and open space area is located near the corner and street 
frontages along the south and east. The surface parking area also leads to the below-grade parking area. 

Since the May 14, 2020, Committee of the Whole meeting, the applicant has added a cantilevered, illuminated 
roof feature to add more prominence at this corner of the intersection at West Broadway Ave and West River Rd 
N. In addition, more window area has been added to the building at the corner. 

PUBLIC COMMENTS. Staff has received several public comments in opposition to the proposed project. The 
Hawthorne Neighborhood Council has submitted a letter of support for the project. Any additional 
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 increase the 
maximum height of a principal structure in the SH Shoreland Overlay District and MR Mississippi River Critical Area 
Overlay District from 2.5 stories or 35 feet, whichever is less, to 7 stories/83 feet, 11.5 inches, 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 maximum allowed height of a building in the SH Shoreland Overlay District and MR Mississippi River 
Critical Area Overlay District is 2.5 stories or 35 feet, whichever is less. The height of the proposed building is 
seven stories, or 83 feet, 11.5 inches, which includes the rooftop elevator overrun, while the roofline is 
approximately 77.5 feet at its tallest point. The majority of the building along West River Rd will appear to 
have six stories due to the higher grade elevation on this side of the site. In addition, the applicant states that 
the building’s varied façade and first floor inset will help to create the appearance of a five-story building. The 
footprint of the building allows for separation between adjacent uses, and the site is surrounded by industrial 
properties and office buildings. Height, in general, has no impact on public health or safety; allowing an 
additional 4.5 stories above the permitted height would not be detrimental to or endanger the public health, 
safety, comfort or general welfare provided the development complies with all applicable building codes, life 
safety ordinances, and Public Works Department standards. 

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 area immediately adjacent to the site contains industrial uses and offices in the I1 Light Industrial and I2 
Medium Industrial Districts. The Minneapolis Parks and Recreation Board office building is directly to the north 
of the subject property, and there are railroad tracks bordering the west side of the property. The subject site 
is the only one on the block that has commercial zoning. The increased height would not be injurious to the 
use and enjoyment of other property in the vicinity or impede the normal or orderly development and 
improvement of surrounding property. 

The development would include substantial site improvements that would lead to an enhancement relative 
to current conditions. The proposed building would provide pedestrian-scale activity along West Broadway 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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Ave and would provide visual interest along West River Rd N. The building would exceed the minimum window 
requirements on both street-facing elevations. Approximately 34 percent of the site (35,684 square feet) 
would be landscaped, whereas only 14,499 square feet is required through Chapter 530, Site Plan Review. 
These measures will help to mitigate the overall height of the building. 

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

Increasing the height of the proposed building will not have an impact on utilities, access roads, or drainage. 
The applicant has prepared a comprehensive utility and drainage plan for the subject site. The applicant will 
be required to continue to work closely with the Public Works Department, the Plan Review Section of CPED 
and the various utility companies during the duration of the development to ensure that all procedures are 
followed and that the development complies with all City and other applicable requirements. 

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

Increasing the height of the proposed building would have a minimal impact on traffic congestion in the public 
streets. All vehicles would access the site from the east side of the property. The development includes a total 
of 163 on-site vehicle parking spaces and 156 bicycle parking spaces serving the 163 dwelling units. In addition, 
the applicant is proposing to add a new sidewalk and bumpouts along the east side of the property which will 
narrow the width of West River Rd and improve traffic and pedestrian safety conditions. The submitted Travel 
Demand Management Plan indicates that traffic generated by the proposed development is not expected to 
have a significant negative impact on traffic in the area. Adequate measures will be taken to minimize traffic 
congestion in the public streets. 

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

The site is located in the Corridor 6 built form category, which calls for building heights of between two and 
six stories. The proposed use would be consistent with the applicable guidance and policies of Minneapolis 
2040 (2020): 

Future Land Use Guidance Staff Comment 

Neighborhood 
Mixed Use 

Neighborhood Mixed Use includes 
individual commercial uses and small 
collections of commercial uses, located 
primarily away from major streets, that 
should continue to serve their existing 
commercial function. Commercial zoning is 
appropriate, while expansion of 
commercial uses and zoning into 
surrounding areas is not encouraged. Semi-
permanent or temporary commercial retail 
establishments such as farmer’s markets 
are also appropriate in this category. 

The proposed building does not 
contain any commercial uses at 
this time. This category does allow 
for residential uses on all levels, 
including the ground floor. 

Goods and 
Services 
Corridor 

Guidance Staff Comment 

West Broadway 
Ave / Broadway 
St NE 

Goods and Services Corridors serve two 
purposes: 1) To indicate where commercial 
uses should front in relation to properties 
guided for commercial future land uses, 
and 2) In addition to the guidance for the 

The site is located along a Goods 
and Services corridor to the south, 
West Broadway Ave. The 
comprehensive plan encourages 

https://minneapolis2040.com/
https://minneapolis2040.com/


Department of Community Planning and Economic Development 
PLAN11277 

 5 

mixed use land use categories found in this 
section, Goods and Services Corridors 
identify where the establishment or 
expansion of commercial uses can be 
considered. Properties immediately 
adjacent to a Goods and Services Corridor 
may be considered for commercial activity, 
allowing for uses similar in scale and scope 
to the Neighborhood and Corridor Mixed 
Use categories. 

the establishment of commercial 
uses on this side of the property. 

Built Form Guidance Staff Comment 

Corridor 6 New and remodeled buildings in the 
Corridor 6 district should reflect a variety of 
building types on both moderate and large 
sized lots. Building heights should be 2 to 6 
stories. Building heights should be at least 
2 stories in order to best take advantage of 
the access to transit, jobs, and goods and 
services provided by the Corridor 6 district. 
Requests to exceed 6 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The proposed building would be 7 
stories at its tallest point, which 
exceeds the guidance for buildings 
between 2 and 6 stories for this 
site. Staff finds that the additional 
height is a reasonable means to 
further comprehensive plan goals, 
as detailed below. 

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

a. Allow housing to be built in all areas of the city, except in Production and Distribution areas. 

b. Allow the highest-density housing in and near Downtown. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

f. Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily 
housing developments. 

Policy 5. Visual Quality of New Development: Ensure a high-quality and distinctive physical environment in 
all parts of the city through building and site design requirements for both large and small projects. 

a. Allow and encourage a variety of architectural styles. 

b. Require multiple buildings on development sites outside of the downtown core that encompass 
most of an entire block or block frontage to increase visual interest. On sites in the downtown core 
buildings that encompass an entire city block are encouraged to use massing that is responsive to 
the human-scale and provides pedestrian through-block connections through existing super blocks 
or to re-establish the street grid.  

c. Ensure that exterior building materials are durable, sustainable, create a lasting addition to the built 
environment, and contribute positively to the public realm and reflect existing context. 

d. Require that the appearance and materials of the rear and side walls of new buildings are similar to 
and compatible with the front of the building. 

https://minneapolis2040.com/
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e. Require adequate distribution of windows and architectural features in order to create visual 
interest. 

f. Consider design approaches that encourage creative solutions for transitions between varying 
intensities of building types and land uses. 

g. Apply design standards, guidance, and regulation consistently across the city regardless of market 
conditions or rent structure of development. 

j. Require the screening of utilities, communication, transformers, and other service connections to 
buildings. Burying connections and lines is encouraged. 

k. Encourage roof lines and upper levels of tall buildings to be articulated with a distinguishable design. 

Policy 6. Pedestrian-Oriented Building and Site Design: Regulate land uses, building design, and site design 
of new development consistent with a transportation system that prioritizes walking first, followed by 
bicycling and transit use, and lastly motor vehicle use. 

a. Orient buildings and building entrances to the street. Encourage multiple entrances to multi-family 
residential buildings. The number of entrances in non-residential uses should increase in proportion 
to the length of the building and be located along main corridors or at the street corner. 

c. Require windows and window treatments on buildings that allow clear views into and out of the 
building. 

d. Ensure that buildings incorporate design elements that eliminate long stretches of blank, inactive 
exterior walls through provision of windows, multiple entrance doors, green walls, and architectural 
details. 

e. Integrate components in building designs that offer seasonal protection to pedestrians, such as 
awnings and canopies, to encourage pedestrian activity along the street. 

f. Consider the arrangement of buildings within a site to minimize the generation of wind currents at 
ground level. 

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

k. Implement and expand regulations and incentives that promote bicycling, such as the provision of 
secured storage for bikes near building entrances, storage lockers, and changing and shower 
facilities. 

y. Encourage building designs that reflect the unique site and context where they lie within the city. 

Policy 7. Public Realm: Proactively improve the public realm to support a pedestrian friendly, high-quality 
and distinctive built environment. 

c. Require developers to implement public realm improvements called for in the citywide framework 
in conjunction with approvals for building construction and site modification.  

Policy 8. Public Safety Through Environmental Design: Use design principles that ensure a safe and 
welcoming environment when designing all projects that impact the public realm, including open spaces 
and parks, on publicly-owned and private land. 

a. Integrate “eyes on the street” concepts into building design through the use of windows to foster 
safer and more successful areas throughout the city. 

b. Orient new development to the street, or other public ways, to foster safe neighborhoods. 

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



Department of Community Planning and Economic Development 
PLAN11277 

 7 

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

e. Locate landscaping, sidewalks, lighting, fencing, and building features to clearly guide pedestrian 
movement on or through the site and to provide clear delineation between public and private 
spaces. 

In addition, staff finds that the additional height is needed to advance specific comprehensive plan goals from 
Minneapolis 2040 (2020). In particular, the additional story beyond what is called for in the Corridor 6 built 
form category is needed to achieve the plan’s goals related to affordable and accessible housing:  

Goal 3.  Affordable and accessible housing: In 2040, all Minneapolis residents will be able to afford and access 
quality housing throughout the city. 

Goal 6.  High-quality physical environment: In 2040, Minneapolis will enjoy a high-quality and distinctive 
physical environment in all parts of the city. 

Goal 9.  Complete neighborhoods: In 2040, all Minneapolis residents will have access to employment, retail 
services, healthy food, parks, and other daily needs via walking, biking, and public transit. 

The site is located within the boundaries of the Mississippi River Corridor Critical Area Plan in Minneapolis 
2040 (Appendix A). The site is identified as Urban Mixed District (CA-UM), which calls for a structure height 
maximum of 65 feet unless increased by conditional use permit according to the required findings: 

1. Assessment of the visual impact of the proposed building on public river corridor views, including view from 
other communities; 

2. Identification and application of techniques to minimize the perceived bulk of the proposed building, such 
as: 

a. Placing the long axis of the building perpendicular to the river; 

b. Stepping back portions of the façade; 

c. Narrowing the profile of upper floors of the building; or 

d. Increasing the setbacks of the building from the Mississippi River or blufflines; 

3. Identification of techniques for preservation of those view corridors identified in the local government’s 
plan; and 

4. Opportunities for creation or enhancement of public river corridor views. 

Staff finds that the proposed building successfully meets the above criteria. The footprint of the proposed 
structure, with two wings that are perpendicular to the Mississippi River, the stepped back portions of the 
façade, and the increased setbacks of the building from the river are all consistent with the findings that must 
be met in order to allow a building taller than 65 feet in the CA-UM portion of the Mississippi corridor. The 
building will not hinder the view corridors that are identified in the plan. 

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 the C3A, 
PO, SH, and MR districts.  

Additional Standards to Increase Maximum Height 

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

https://minneapolis2040.com/
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR_548.110INMAHE
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1. Access to light and air of surrounding properties. 

The development addresses light and air of surrounding properties by varying the massing and building 
setbacks of the structures on the site. The footprint of the building allows for separation between adjacent 
uses, and the site is surrounded by industrial properties, railroad tracks, an office building, which is 
approximately 70 feet to the north, and public streets along the east and south. It is located at an intersection 
next to the Broadway Ave bridge and the West River Rd. It is not directly adjacent to any residential properties, 
and the additional height should not impede access to the light and air that the surrounding properties 
receive. 

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

The applicant has submitted a shadowing study that demonstrates the proposed development’s impacts on 
nearby properties during the summer solstice, spring equinox, summer solstice, and winter solstice at 9 am, 
noon, and 3 pm in each scenario. The shadow study indicates that there would be some shadowing of 
industrial structures to the west of the property during the morning of the winter solstice. The direction and 
intensity of the shadowing varies throughout the day and there would be very few shadowing impacts at other 
times of day or in other seasons throughout the year. 

There are no significant public spaces or existing solar energy systems in the immediate vicinity that would be 
affected by the development; the nearest solar energy system is over 1,500 feet to east of the site on the 
opposite side of the river. The proposed project would not shadow this solar energy system. 

3. The scale and character of surrounding uses. 

The area immediately adjacent to the site contains industrial uses and offices in the I1 Light Industrial and I2 
Medium Industrial Districts. The Minneapolis Parks and Recreation Board office building is directly to the north 
of the subject property, and there are railroad tracks bordering the west side of the property. There is a 
multifamily residential development on the north end of the same block. The block on which the building 
would be located does not retain a consistent character in scale nor in use. The proposed building will use 
durable materials, including brick, concealed fastener metal panel, and glass, to ensure compatibility with the 
character and scale of the surrounding industrial, office, and multiple-family residential uses in the area. 

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

The proposed development will not impede views of landmark buildings, significant open spaces, or bodies of 
water. 

Additional Standards for Conditional Use Permits within the SH Shoreland Overlay District 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when considering 
conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. The prevention of soil erosion or other possible pollution of public waters, both during and after construction. 

The applicant would be required to comply with all applicable City regulations during construction, and 
erosion control methods would be expected to be in place while implementing all site modifications. 
According to the applicant’s materials, the project does include site grading and landscaping to stabilize the 
soil conditions for the site as a whole and to protect the nearby public waters. 

2. Limiting the visibility of structures and other development from protected waters. 

The proposed seven-story building would have some visibility from the Mississippi River, which is located 
between 175 and 345 feet to the east of the subject site. There are trees, a parkway, a public street, and a 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH551OVDI_ARTVISHSHOVDI_551.490COUSVA
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slope separating the subject site from the protected waters. The applicant has varied the building’s footprint 
to further limit the visibility of the development from the river. 

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that 
the development may generate. 

This standard is not applicable for the proposed development. 

VARIANCE – STEEP SLOPE 
The Department of Community Planning and Economic Development has analyzed the application for a variance 
to allow development within 40’ the top of a steep slope in the SH Shoreland Overlay District and MR Mississippi 
River Critical Area Overlay District 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. 

Staff finds that practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property. The site is unique in that the majority of the property is located within 40 feet of the top of a 
steep slope and, as a result, any new structures on the property would likely require a variance. In addition, 
the applicant is trying to comply with the policies which encourage active building walls in close proximity to 
both the east and south property lines, which are adjacent to public streets. The circumstances which 
necessitate the variance request create a practical difficulty in complying with the ordinance and are unique 
to the parcel and were not created by the current property owner and applicant. These circumstances were 
not created by the property owner, nor are they 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. 

The proposal to build within 40 feet of the top of a steep slope is reasonable and in keeping with the spirit 
and intent of the ordinance.  The project would be located on a portion of the property that already contains 
development. The proposed development will improve upon the current stormwater management conditions 
on the site. The redevelopment would not compromise the intent of the SH Shoreland or MR Mississippi River 
Overlay Districts to preserve, protect, and enhance the shoreland and Mississippi River corridor areas and 
protect the public health, safety, and welfare. 

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 would not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. The new building has been designed to be compatible with the 
scale and character of the surrounding neighborhood. Provided that the building is constructed in compliance 
with all applicable building codes, the proposed variance to allow development should not be detrimental to 
the health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Additional Standards for Variances within the SH Shoreland Overlay District 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when considering 
conditional use permit or variance requests within the SH Shoreland Overlay District: 

1. The prevention of soil erosion or other possible pollution of public waters, both during and after construction. 

The responses to these findings in the conditional use permit section also apply to the variance. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH551OVDI_ARTVISHSHOVDI_551.490COUSVA
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2. Limiting the visibility of structures and other development from protected waters. 

The responses to these findings in the conditional use permit section also apply to the variance. 

3. The suitability of the protected water to safely accommodate the types, uses and numbers of watercraft that 
the development may generate. 

The responses to these findings in the conditional use permit section also apply to the variance. 

Additional Standards To Permit Development On A Steep Slope, Within 40 Feet Of The Top Of A Steep Slope Or 
Bluff, Or Within 50 Feet Of The Ordinary High Water Mark Of Any Protected Water in the SH Shoreland Overlay 
District: 

In addition, the City Planning Commission shall consider, but not be limited to, the following factors when 
considering variance requests to allow development on a steep slope, within 40 feet of the top of a steep slope 
or bluff, or within 50 feet of the ordinary high water mark of any protected water within the SH Shoreland Overlay 
District: 

1. Development must currently exist on the steep slope or within forty (40) feet of the top of a steep slope within 
five hundred (500) feet of the proposed development. 

The existing development on the site is currently located within forty feet of the top of the steep slope. 

2. The foundation and underlying material shall be adequate for the slope condition and soil type. 

The foundation and material underlying the proposed building would be adequate for the slope condition and 
soil type.  

3. The development shall present no danger of falling rock, mud, uprooted trees or other materials. 

The impact to the existing slope would be minimal. The steep slope is currently covered with turf grass and 
there are no existing trees on the site. The development does not present a danger of falling rock, mud, or 
uprooted trees. The applicant has stated that they will follow best management practices to control erosion 
and sediment during construction and manage stormwater to minimize the degradation of surface water.  

4. The view of the developed slope from the protected water shall be consistent with the natural appearance of 
the slope, with any historic areas, and with the surrounding physical context. 

There would be limited visibility of this slope from the protected water, the Mississippi River. The proposed 
development on the slope would be consistent with the natural appearance of the slope and with the 
surrounding neighborhood, and the applicant is proposing to install native plantings on the slope where it is 
currently grass. Staff recommends a condition that the landscaping plan shall be implemented for the slope 
area as proposed. 

VARIANCE – PEDESTRIAN ORIENTED OVERLAY DISTRICT 
The Department of Community Planning and Economic Development has analyzed the application for a variance 
of the PO Pedestrian Oriented Overlay District standards to a) allow the building to be located more than eight (8) 
feet from the front lot line adjacent to West River Rd N and adjacent to the corner side lot line along West 
Broadway Ave, and b) to increase the allowed parking lot street frontage along West River Rd N from 40 to 58 
feet, based on the following findings: 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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 requirements that the first floor of a building shall be placed not more than eight (8) feet from a front or 
corner side lot line and which limit parking lot street frontage to a maximum of forty (40) feet are intended to 
reinforce the street wall, maximize natural surveillance and visibility, facilitate pedestrian access and 
circulation, and encourage the pedestrian character and street life in the PO Pedestrian Oriented Overlay 
District. This site is unique in that it has an unusual shape with a curvilinear front property line. There is also 
a significant grade change across the site of approximately 13 feet. In addition, there is a utility easement 
along the West Broadway Ave side of the property that makes it impossible to develop the building within 
eight feet of the corner side lot line. These circumstances make it difficult to develop the property in a way 
that would result in a continual street wall along multiple frontages. The applicant is trying to balance these 
constraints while also screening the parking as much possible. If the overall parking count were reduced, a 
variance of the minimum parking requirement would be required. This unique combination of policies make 
it difficult to fully comply with the first floor building placement and parking lot standards. 

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 existing site contains a building that is in the middle of the property. The proposed development would 
bring the property into greater compliance with the PO standards in terms of building placement. While the 
building is set back between 10 and 15 feet from the south corner side property line adjacent to West 
Broadway Ave, it provides a continuous street frontage along this side of the site while also providing a 
landscaped buffer between the sidewalk and the residential use. The increased setback provides a safer and 
more pedestrian-friendly experience along this side of the site. The first floor of the building is located 
between 14 feet and 154 feet from the front line abutting West River Rd N to accommodate a staggered 
building footprint for the reasons described above in finding #1. The parking lot frontage of 58 feet is not 
excessive given the overall scale of the site. The applicant is also proposing a 43-foot wide buffer with dense 
landscaping between the parking lot and the front property line to reduce the visibility of the parking area. 
Staff recommends a condition of approval that the surface parking area shall not be closer than 43 feet to the 
front property line, as proposed. 

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 

The proposed variances of the PO standards would not alter the essential character of the locality of be 
injurious to the use or enjoyment of other property in the vicinity, nor would they be detrimental to the health, 
safety, or welfare of the general public or of those utilizing the property or nearby properties. 

VARIANCE – EXERCISE RUN 
The Department of Community Planning and Economic Development has analyzed the application for a variance 
to increase the maximum size of a kennel or exercise run from 200 square feet to 735 square feet based on the 
following findings: 

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

CPED staff finds that practical difficulties exist in complying with the ordinance because of the circumstances 
unique to the property. The zoning code requirement that limits the size of the dog run to 200 square feet is 
intended to restrict the amount of area on a residential parcel that can be used for a kennel or exercise run 
for both long and short periods of time. The applicant’s proposal is unique in that the dog run would be located 
next to an industrial use and railroad tracks. In addition, the property’s varied topography also limits the space 
that might otherwise be available for pet relief areas. These circumstances are unique to the property and 
were not created by the applicant, nor are they 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. 

The increased size of the exercise run would provide ample space for residents of the 163 units in the building 
to provide outdoor space for their pets in an area while maintaining separation from other uses. The subject 
property is over two acres in size and the dog run would be separated from the residential units on-site by 
landscaping, a walkway, and a driveway. It would be located next to the west property line, which is adjacent 
to railroad tracks and an industrial use. The applicant is proposing a five-foot fence and landscaping around 
the perimeter of the exercise run to provide screening. These site improvements would comply with the 
spacing and screening requirement in section 537.110. The applicant’s proposal is reasonable and 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. 

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. The proposed variance to increase the allowable size of a dog run 
to 735 square feet would not be detrimental to health, safety, or welfare of the general public or of those 
utilizing the property or nearby properties, provided that the dog run complies with the standards in section 
537.110 of the zoning code. Staff recommends a condition of approval that requires the final site plan to show 
the location of the animal waste containers. 

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: 

Applicable Standards of Chapter 530, Site Plan Review 

BUILDING PLACEMENT AND DESIGN 

Building placement – Requires variance(s) and alternative compliance 

• The first floor of the building is located between 14 feet and 154 feet from the front lot line abutting West 
River Rd N, and between 10 and 15 feet from the corner lot line abutting West Broadway. Alternative 
compliance and a variance are required to allow the building placement more than 8 feet from the front and 
corner side lot lines. 

Principal entrances – Meets requirements 

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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• The proposed project would comply with the principal entrance standards. 

Visual interest – Meets requirements 

• The proposed project would comply with the visual interest standards. 

Exterior materials – Meets requirements 

• The applicant is proposing concealed fastener metal panel, brick veneer, and fiber cement panel as the 
building’s primary exterior materials. The application is consistent with the City’s policy of allowing no more 
than three exterior materials per elevation, excluding windows, doors, and foundation materials. Exterior 
material changes at a later date may require review by the Planning Commission and an amendment to the 
site plan review. 

• Each elevation would comply with the City’s durability standards for exterior materials. The table below 
shows the proportion of materials on each elevation. There are also courtyard-facing elevations with similar 
distributions of materials and which are consistent with the durability standards. 

Percentage of Exterior Materials per Elevation 

Material Allowed Max South East West North 

Glass 100% 35.6% 36.5% 36% 34.6% 

Brick 75% 12.6% 7.4% 7.8% 7.8% 

Metal Panel 75% 42.9% 51.9% 51.2% 50.7% 

Fiber Cement Panel 30% 8.9.% 4.2% 5% 6.9% 

Windows – Meets requirements 

• The proposed project would comply with the minimum window requirements. 

Window Requirements for Residential Uses 

Floor Code Proposed 

1st floor (East) 20% minimum 106 sq. ft. Exceeds 20% 

2nd floor and above 10% minimum 274 sq. ft. Exceeds 10% 

1st floor (South) 20% minimum 281 sq. ft. Exceeds 20% 

2nd floor and above 10% minimum 198 sq. ft. Exceeds 10% 

1st floor (North facing 
parking) 20% minimum 365 sq. ft. Exceeds 20% 

2nd floor and above 10% minimum 251 sq. ft. Exceeds 10% 

1st floor (West facing 
parking) 20% minimum 50 sq. ft. Exceeds 20% 

2nd floor and above 10% minimum 36 sq. ft. Exceeds 10% 

Ground floor active functions – Meets requirements 

• The proposed project would comply with the ground floor active functions requirements. 

Roof line – Meets requirements 

• The principal roof line of the building would be similar to that of surrounding buildings. 
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Parking garages – Meets requirements 

• The proposed parking garage would comply with the applicable site plan review standards. 

ACCESS AND CIRCULATION 

Pedestrian access – Meets requirements 

• There would be clear and well-lit walkways at least four feet in width connecting building entrances to the 
adjacent public sidewalk and on-site parking facilities. 

Transit access – Not applicable 

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

Vehicular access – Meets requirements 

• The proposed project would comply with the vehicular access requirements. 

LANDSCAPING AND SCREENING 

General landscaping and screening – Meets requirements 

• The proposed project would comply with the general landscaping and screening requirements. 

Landscaping and Screening Requirements 

Requirement Required Proposed 

Lot Area -- 105,846 sq. ft. 

Building Footprint -- 33,351 sq. ft. 

Area Not Covered by Buildings -- 72,495 sq. ft. 

Landscaped Area 14,499 sq. ft. 35,684 sq. ft. 

Canopy Trees (1:500 sq. ft.) 29 trees 53 trees 

Shrubs (1:100 sq. ft.) 145 shrubs 1,046 shrubs 

Parking and loading landscaping and screening – Requires alternative compliance 

• The parking and loading area facing the public street or public sidewalk contains an on-site landscaped yard 
of at least seven feet in width. 

• The applicant is proposing a three-foot screen consisting of a hedge that is at least 60 percent opaque. 
• The applicant is not providing at least one canopy tree for each 25 linear feet, or fraction thereof, of parking 

area frontage. The trees proposed between the parking lot and West River Rd N (Autumn Brilliance 
Serviceberry) are considered ornamental trees, not canopy trees, as they do not reach at least 35 feet at 
maturity. Alternative compliance is requested.  

• The corners of the parking lot that are unavailable for parking or vehicular circulation are not landscaped as 
specified for a required landscaped yard. Alternative compliance is requested. 

• Because the proposed surface parking lot contains ten or more spaces, each parking space must be located 
within 50 feet of the center of an on-site deciduous tree. This standard is not met along the west side of the 
parking area, and alternative compliance is requested. 

Additional landscaping requirements – Meets requirements 
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• The project appears to comply with the additional landscaping requirements in sections 530.180, 530.190, 
530.200, and 530.210 of the zoning code. 

ADDITIONAL STANDARDS 

Concrete curbs and wheel stops – Meets requirements 

• The subject site would be designed to provide on-site retention and filtration of stormwater. 

Site context – Meets requirements 

• The proposed project would comply with the site context requirements. The nearby Mississippi River will not 
be obstructed by the proposed building, and the proposed building should have minimal shadowing effects 
on public spaces and adjacent properties. 

Crime prevention through environmental design – Meets requirements 

• The proposed project would comply with crime prevention through environmental design (CPTED) standards. 

Historic preservation – Meets requirements 

• This site is neither historically designated or located in a designated historic district, nor has it been 
determined to be eligible for designation. 

Applicable Regulations of the Zoning Ordinance 

The proposed use is permitted in the C3A district. 

Off-street Parking and Loading – Meets requirements 

• The proposed project complies with the applicable vehicle parking, bicycle parking, and loading 
requirements. 

Vehicle Parking Requirements Per Use (Chapter 541) 

Use Minimum Reductions Minimum Maximum Proposed 

Residential 
Dwellings 163 None 163 N/A 163 

Bicycle Parking Requirements (Chapter 541) 

Use Minimum Short-Term Long-Term Proposed 

Residential 
Dwellings 82 N/A Not less than 

90% (73) 
156 (146 long-

term) 

Loading Requirements (Chapter 541) 

Use Loading Requirement Proposed 

Residential 
Dwellings 1 small loading space 1 small loading space 

Building Bulk and Height – Requires conditional use permit 

• The proposed project would require a conditional use permit to increase the maximum allowed height in the 
SH and MR overlay districts. 

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

Requirement Code Bonuses Total Proposed 

Lot Area 5,000 sq. ft. -- -- 105,846 sq. ft. 
/ 2.43 acres 

Gross Floor Area -- -- -- 234,555 sq. ft. 

Min. Floor Area Ratio 1.0 -- -- 
2.2 

Max. Floor Area Ratio 2.7 -- -- 

Max. Building Height 

2.5 stories or 
35 feet, 

whichever is 
less 

  
7 stories ft. / 
83 feet, 11.5 

inches 

Lot and Residential Unit Requirements – Meets requirements 

• The proposed project would meet the applicable lot and residential unit requirements. 
• Inclusionary housing is not required, as all units are proposed as affordable. The applicant will be required to 

work with CPED Housing to ensure that the applicable requirements are met. 

Lot and Residential Unit Requirements Summary 

Requirement Code Proposed 

Lot Area 5,000 sq. ft. min. 105,846 sq. ft. / 2.43 acres 

Lot Width 40 ft. min. 400 ft. 

Impervious Surface Area 100% max. 35% 

Lot Coverage 100% max. 32% 

Dwelling Units (DU) -- 163 DUs 

Net Residential Area -- 155,151 sq. ft. 

Yard Requirements – Not applicable 

• The project is not subject to minimum yard requirements. 

Signs – Meets requirements with Conditions of Approval 

• All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a separate 
sign permit application for any signage that is proposed. 

Screening of Mechanical Equipment – Meets requirements 

• Mechanical equipment is subject to the screening requirements of Chapter 535 and district requirements. 
• There are rooftop mechanical units that would be fully screened, as well as a transformer on the north side 

of the building that would be screened with landscaping.  

Refuse Screening – Meets requirements 

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

Lighting – Meets requirements 

• Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.80SCRERESTCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
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• The project is consistent with the applicable lighting requirements. 

Fences – Meets requirements 

• Fences must comply with the requirements in Chapter 535. The proposed fencing meets the applicable 
standards. 

Specific Development Standards – Not applicable 

• The applicant’s proposal is not subject to specific development standards in Chapter 536. 

PO Pedestrian Oriented Overlay District Standards – Requires variance(s) 

• The project requires a variance to allow the building to be placed more than 8 feet from a front or corner 
side lot line, as well as a variance to allow more than 40 feet of parking lot frontage along West River Rd N in 
the PO Pedestrian Oriented Overlay District. 

• The proposal is otherwise in compliance with the PO Pedestrian Oriented Overlay District standards, 
including those of the West Broadway area. 

Applicable Policies of the Comprehensive Plan 

The proposed use would be consistent with the applicable guidance and policies of Minneapolis 2040 (2020), 
as described in finding #5 of the conditional use permit application analysis. 

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: 

 

Standard Description Staff Recommendation 

Building 
placement 

The first floor of the building is located 
between 14 feet and 154 feet from the 
front lot line abutting West River Rd N, and 
between 10 and 15 feet from the corner lot 
line abutting West Broadway. Alternative 
compliance and a variance are required to 
allow the building placement more than 8 
feet from the front and corner lot lines. 

As described in detail in the 
variance findings, staff is also 
recommending granting 
alternative compliance for the 
building placement due to 
challenges related to the varying 
grade, utility easements, and 
conflicting policies that apply to 
this site. 

Linear tree 
requirement 

The applicant is not providing at least one 
canopy tree provided for each 25 linear 
feet, or fraction thereof, of parking area 
frontage. The trees proposed between the 
parking lot and West River Rd N (Autumn 
Brilliance Serviceberry) are considered 
ornamental trees, not canopy trees, as they 
do not reach at least 35 feet at maturity. 

Staff does not recommend 
granting alternative compliance. 
Staff recommends a condition of 
approval that the final landscaping 
plan shall be revised so that no 
fewer than two canopy trees shall 
be planted within the landscaped 
area between the parking lot and 
the east property line. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTVIFE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH536SPDEST_536.20SPDEST
https://minneapolis2040.com/
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO


Department of Community Planning and Economic Development 
PLAN11277 

 18 

Corners of 
parking lots 

The corners of the parking lot that are 
unavailable for parking or vehicular 
circulation are not landscaped as specified 
for a required landscaped yard. 

Staff does not recommend 
granting alternative compliance, 
and recommends a condition of 
approval that the corners of the 
parking lot that are unavailable for 
parking or circulation shall meet 
the minimum tree and shrub ratios 
as specified in section 530.160. 

50-foot tree 
requirement 

Because the proposed surface parking lot 
contains ten or more spaces, each parking 
space must be located within 50 feet of the 
center of an on-site deciduous tree. This 
standard is not met along the west side of 
the parking lot.  

The applicant is proposing 53 
canopy trees, where 29 are 
required. Staff finds that the 24 
trees in excess of the minimum 
requirement is a reasonable 
alternative to meeting the 50-foot 
tree requirement throughout the 
parking area, and recommends 
granting alternative compliance 
with the condition that no fewer 
than 53 canopy trees shall be 
included in the final landscaping 
plan. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City Planning 
Commission adopt staff findings for the applications by Trevor Martinez for the property located at 2025 West 
River Rd N: 

A. Conditional Use Permit. 

Recommended motion: Approve the conditional use permit to increase the maximum height of a 
principal structure in the SH Shoreland Overlay District and MR Mississippi River Critical Area Overlay 
District from 2.5 stories or 35 feet, whichever is less, to 7 stories/83 feet, 11.5 inches, 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 allow development on a steep slope. 

Recommended motion: Approve the variance to allow development within 40’ of the top of a steep 
slope in the SH Shoreland Overlay District and MR Mississippi River Critical Area Overlay District, subject 
to the following conditions: 

1. The landscaping plan shall be implemented on the slope between the building and front and corner 
property lines as proposed. 

C. Variance of the PO Pedestrian Oriented Overlay District standards. 

Recommended motion: Approve the variance of the PO Pedestrian Oriented Overlay District standards 
to allow the building to be located more than eight (8) feet from the front lot line adjacent to West River 
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Rd N and adjacent to the corner side lot line along West Broadway Ave, and to increase the allowed 
parking lot street frontage along West River Rd N from 40 to 58 feet, subject to the following conditions: 

1. The surface parking area shall not be closer than 43 feet to the front property line, as proposed. 

D. Variance to increase the size of a kennel or exercise run. 

Recommended motion: Approve the variance to increase the maximum size of a kennel or exercise run 
from 200 square feet to 735 square feet, subject to the following conditions: 

1. The pet exercise area shall contain accommodations for the proper disposal of animal waste. 

E. Site Plan Review. 

Recommended motion: Approve the site plan review for a new, seven-story building with 163 dwelling 
units, subject to the following conditions: 

1. All site improvements shall be completed by September 21, 2020, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

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

3. All signs shall comply with Chapter 543 of the zoning code. All signage requires a separate permit 
from CPED. 

4. The final landscaping plan shall be revised so that no fewer than two canopy trees shall be planted 
within the landscaped area between the parking lot and the east property line and so that the 
corners of the parking lot that are unavailable for parking or circulation shall meet the minimum 
tree and shrub ratios as specified in section 530.160 and 530.170 of the zoning code. 

5. The final landscaping plan shall include no fewer than 53 canopy trees, as proposed. 

ATTACHMENTS 

1. Oblique aerial photo 
2. Written description and findings submitted by applicant 
3. Photos 
4. Survey 
5. Plans 
6. Building elevations 
7. Renderings 
8. Shadow study 
9. Travel Demand Management Plan Report 
10. Letter from the Hawthorne Neighborhood Council 
11. Public comments 





2025 West River Road 
Project Description 

 
2025 West River Road is located at the corner of West River Road and West Broadway Avenue in 
the Hawthorne neighborhood of Minneapolis. The site size is 2.43 acres and it currently consists of a 
one-story commercial building, constructed in 1974, and a large surface parking lot.  The site is an 
irregular shape with varied topography, including a grade change of about 15’ from the highest to 
lowest points. The site is adjacent to the Minneapolis Park and Recreation Board office to the 
north; a railway and industrial uses to the west; Broadway Street to the south; and West River 
Road, parkland, and the Mississippi River to the east.  
 
The 2025 West River Road development will consist of a single seven-story building with 
multifamily housing on levels two through seven. In total, there will be 163 one, two, and three-
bedroom units, attracting both individuals and families.  Level one will be partially below ground 
and consist of enclosed parking, residential amenities, on-site management space, and a bike 
storage room. In addition, there will be a community-facing space of approximately 2,000-square 
feet that will be accessible from Broadway Avenue by the public; programming for this space is in 
progress.  Exterior amenities will be accessed from the second level and include a courtyard patio 
and a tot lot. There will be a total of 163 parking stalls in the project, 74 enclosed stalls and 89 
surface parking stalls, which will serve building residents and guests.  Vehicular access will utilize 
the existing curb cut on the Northeast corner of the site off of West River Road.  The secured 
bicycle storage room will provide parking for approximately 80 bicycles with convenient access 
directly from the building to Broadway Avenue and riverfront trails.  There will be additional bicycle 
parking on site for guests.   The existing single-story restaurant and surface lot on the site will be 
removed as part of this development. 
 
Exterior cladding for the 2025 West River Road development will be a combination of masonry 
and storefront materials at the first and second floors, specifically an architectural brick, and a 
chevron pattern concealed fastener metal panel in bronze and black on levels 3-7.  There will be 
limited use of a dark fiber cement panel in the vertical reveals and other accent areas.  The building 
will have aluminum hung balconies facing the riverfront, primarily at the two and three-bedroom 
locations.  At the corner of West River Road and Broadway Avenue there will be a cantilevered 
metal-clad roof feature that will be illuminated at the underside that will help to frame this 
prominent corner. 

The primary residential entrance will be at the corner of West River Road and Broadway Avenue 
where there will be a two-story storefront entryway demarcated with a metal canopy and ample 
building signage. New landscape and streetscape elements will be added to the right-of-way along 
both West River Road and Broadway Avenue.  These streetscape enhancements will create a 
pedestrian-oriented pathway that features native, urban-tolerant trees & plantings, a widened 
sidewalk, bicycle amenities, and seating creating a safe and welcoming gateway from the heart of 
the Hawthorne neighborhood to the riverfront.   



The Project will adhere to green building principles including following the Enterprise Green 
Communities green building standard.  There will be energy and water saving measures in and 
around the building.  The building will be, at a minimum, solar-ready and the Project Team is 
exploring the viability of installing a photovoltaic array at the time of construction. In addition, 
stormwater will be managed on site with a combination of rain gardens, bioswales, and an 
underground catchment system.   
 
It is anticipated that construction will start in spring 2021 with an approximate 16-month 
construction period.  
 
The property is in the C3A Community Activity Center District, PO Overlay District, SH Shoreland, 
and MR Mississippi River Critical Area. Schafer Richardson is seeking the following Land Use 
Applications: 
 Conditional Use Permit to increase the maximum height above 2.5 stories or 35 feet, 

whichever is less, in the SH Shoreland Overlay District and MR Mississippi River Critical Area 
Overlay District, to 7 stories/approximately 76.5 feet 

 Variance to allow development within 40’ of a steep slope in the SH Shoreland Overlay 
District and MR Mississippi River Critical Area Overlay District 

 Variances of the PO Pedestrian Oriented Overlay District to allow the building to be located 
more than eight (8) feet from the front lot line along West River Rd and the corner side lot 
line along West Broadway Ave 

 Variances of the PO Pedestrian Oriented Overlay District to allow a parking lot to exceed 
forty (40) feet of the W River Rd street frontage 

 Variance to allow the exercise run to exceed 200 square feet in area 
 Site plan review, including, but not limited to, possible alternative compliance for:  

o The location of the first floor of the building more than 8 feet from the front/corner 
lot lines 

 
  



2025 West River Road 
Land Use Application Supplement 

 
CONDITIONAL USE PERMIT 
 
Conditional Use Permit to increase the maximum height above 2.5 stories or 35 feet, 
whichever is less, in the SH Shoreland Overlay District and MR Mississippi River 
Critical Area Overlay District, to 7 stories/approximately 76.5 feet 
 

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. 

o The conditional use permit applied for 2025 West River Road, to increase the 
maximum height from 2.5 stories, or 35 feet, whichever is less, to 7 stories would 
not be detrimental to, nor endanger the public health, safety, comfort or general 
welfare of the community. While the variance would be for 7 stories to 
accommodate the tallest portion of the building along West Broadway, the building 
will appear as 6 stories along West River Road due to grade changes upwards of 15 
feet from the southernmost bound of the property to the northernmost. 
Additionally, the building’s façade will be broken up vertically with a first floor inset 
to create an illusion of a 5-story height.  

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. 

o The conditional use will not be injurious to the use and enjoyment of other property 
in the vicinity. The improvements will create a more active use at the site that will 
be beneficial to the public realm and surrounding properties. The proposed height 
would not adversely impact surrounding properties. The parcels immediately 
adjacent to the site contain industrial uses and offices. The Minneapolis Parks and 
Recreation Board office building is directly to the north of the subject property, and 
there are railroad tracks bordering the west side of the property.  

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

o The redevelopment will improve upon the existing conditions on the site including 
utilizing existing utility infrastructure, existing roadways, and the existing curb cut 
location on West River Road. No additional vehicular access points are proposed 
resulting in no change to the number of curb cuts. The development will also add 
a new sidewalk along West River Road from the site access to the intersection with 
Broadway Avenue. The addition of the new sidewalk will narrow the width of West 
River Road to accommodate the same number of cars that it does currently, but 
the narrowing of the roadway is anticipated to reduce speeds and improve safety. 
The project team will work with the City to add bump-outs at the corner of 
Broadway Avenue and West River Road to improve safety for pedestrians crossing 
the intersection.  



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

o Vehicular access to the building will be from the existing curb cut on West River 
Road. The project will have below ground and surface parking and will also include 
ample bicycle parking for commuters and residents that will serve to reduce 
vehicular traffic to and from the site. A Travel Demand Management Plan has been 
performed for the project, which indicates that traffic from the new development 
is not anticipated to have significant impact on the area traffic flow. The Owner will 
provide information to building residents on non-motorized transportation 
alternatives including transit, safe bicycling routes and NiceRide facilities, and 
carsharing options such as HourCar.   

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
o Minneapolis 2040 identifies 100 policies which the development has incorporated 

in the most beneficial ways possible. The policies for which the development most 
strongly aligns are policies:  

33) Affordable Housing Production and Preservation by creating new affordable 
housing options, especially accessible to families;  

45) Leverage Housing Programs to Benefit Community by prioritizing local hiring, 
contracting and development as defined by CPED bonding policies;  

62) Contaminated Sites by facilitating the removal of site contamination as a 
barrier to investment and redevelopment and assisting local brownfield 
grantors in promoting the availability of their respective brownfield grant 
funds and programs;  

68) Energy Efficient and Sustainably Buildings through design, construction, 
operations, and ongoing benchmarking, particularly given the site’s location 
in the Northside Green Zone;  

87) Northside by increasing access to affordable housing options in 
neighborhoods, particularly multifamily housing near transit routes such as 
the 14 and 30.  

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

o Except for the variance applications addressed herein, the development will 
conform to all other applicable regulations of the districts in which it is located. 

 
Increasing Maximum Height 
 

1. Access to light and air of surrounding properties. 
o The proposed increase in height will not change the access to light or air of 

surrounding properties, predominantly due to the distance from existing structures 
and the lack of adjacent parcels. The Subject Site is bound by public streets to the 
south and east, by a railroad to the west, and by the Minneapolis Parks and 
Recreation Board office to the north, which sits roughly 70 feet away from the site 
and will be separated by existing and new surface parking. 



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

o The proposed project will not substantially shadow any residential properties, 
significant public spaces, or existing solar energy systems. There are no residential 
properties or solar energy systems adjacent to the site.  

3. The scale and character of surrounding uses 
o This is a neighborhood with a varied tapestry of building types and uses including 

commercial, residential, and industrial.  The proposed development attempts to 
appropriately demarcate an important neighborhood corner, while fitting in with 
the scale and character of the area, which generally speaking is broad and 
inconsistent.  The height of the building is taller than others in the area, but should 
not stand out due to the varied height, uses, and density throughout the immediate 
neighborhood.  The exterior will consist of brick at the first two levels and a bronze 
chevron concealed fastener metal panel in two colors on the upper levels, which 
reflect both the traditional nature of the older buildings in the area while at the 
same time bringing a modern touch.  There will be large glass storefront at the main 
building entrance and ample windows and decks on the upper levels.   

4. Preservation of views of landmark buildings, significant open spaces, or water bodies. 
o The proposed project will preserve most views of landmark buildings, significant 

open spaces, or water bodies, primarily views of the downtown Minneapolis skyline 
and the Mississippi River and adjacent park land.  Buildings to the west of the site 
by and large do not have views of river due to the industrial nature of facilities and 
the elevated rail line.  Neighbors to the south of the site will not have their views 
of downtown and the river impeded by the redevelopment.  The Minneapolis Parks 
and Recreation Board building to the north may have its view of the downtown 
skyline impeded by the new building; however, building occupants will continue to 
have views of the Mississippi River and the parkland adjacent to the River.   

 
 
VARIANCES 
 
Variance to allow development within 40’ of a steep slope in the SH Shoreland 
Overlay District and MR Mississippi River Critical Area Overlay District 
 

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. 

o The site is located within the Mississippi River Critical Area Overlay District and 
partially in the Shoreland Overlay District and therefore, the development is 
seeking a variance for redevelopment of the site.  The existing site includes a grade 
change of about 15 feet from the lowest point on Broadway Avenue to the highest 
point on the site.  This is driven by the naturally occurring topography of the area 
and were not created by the Applicant.   



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

o The proposed development will keep with the spirit of the Mississippi River Critical 
Area Overlay District and Shoreland Overlay District by utilizing the site topography 
in the building design.  Furthermore, the development will follow best 
management practices to control erosion and sediment during construction, as 
well as manage stormwater throughout operations in a way that minimizes 
degradation of surface water.  The site is currently developed with a surface parking 
lot and a commercial building.  Stormwater management will be improved with the 
new development by managing rainwater on-site through a combination of rain 
gardens, bioswales, and an underground catchment system.  

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. 

o The proposed variance will not negatively alter the essential character of the 
community, will not be injurious to the use or enjoyment of other property in the 
area, nor will it be detrimental to the health, safety, or welfare of the general public.  
Views of the riverfront will be maintained for surrounding properties and 
stormwater management will be improved with the new development.  The 
foundation and material underlying the apartment building will be engineered to 
be adequate to ensure soil stability and the proposed development will present no 
danger of falling rock, mud, uprooted trees or other materials.  Furthermore, the 
development will not diminish the natural, aesthetic, cultural, or historic value of 
the River.    

4. The prevention of soil erosion or other possible pollution of public waters, both during and 
after construction. 

o Construction and other development activities on the site will use industry best 
practices to prevent soil erosion and other possible pollution from entering public 
waters both during and after construction. During construction, the contractor will 
follow a Stormwater Pollution Prevention Plan to mitigate runoff of dirt and 
pollutants from the site. The combination of landscape infiltration elements and 
structural catchment systems will be used to manage stormwater quantity and 
quality on-site during operations.   

5. Limiting the visibility of structures and other development from protected waters. 
o The development will not limit the visibility of structures and other development 

from protected waters, namely the Mississippi River, due to the proximity of the 
building to adjacent structures, as well as the lack of views buildings to the west 
currently have due to their industrial nature and the elevated railway.  

6. The suitability of the protected water to safely accommodate the types, uses and numbers 
of watercraft that development may generate. 



o The development is not projected to generate any additional watercraft on the 
Mississippi River and, due to stormwater management requirements, the site will 
increase the sustainability of the waterway by reducing both runoff and erosion. 

7. Development must currently exist on the steep slope or within forty (40) feet of the top of 
a steep slope within five hundred (500) feet of the proposed development 

o There is an existing commercial building and surface parking lot on the site with a 
similar impervious area.  

8. The foundation and underlying material shall be adequate for the slope condition and soil 
type. 

o The Applicant has retained the services of civil, structural, geotechnical and 
architectural engineers to ensure best practices are employed in designing the 
foundation and other structural and geotechnical support systems for the slope 
and condition of the site. 

9. The development shall present no danger of falling rock, mud, uprooted trees or other 
materials. 

o The development will present no danger of falling debris during construction nor 
ongoing usage of the Project. 

10. The view of the developed slope from the protected water shall be consistent with the 
natural appearance of the slope, with any historic areas, and with the surrounding physical 
context. 

o The existing views of the slope will be maintained, with the exception that 
natural/native landscaping will replace existing turfgrass. However, during 
construction and development, the views of the turfgrass and slope may be 
disturbed in order to complete MPCA required environmental contamination 
remediation and otherwise complete the project. 

 
Variances of the PO Pedestrian Oriented Overlay District to allow the building to be 
located more than eight (8) feet from the front lot line along West River Rd and the 
corner side lot line along West Broadway Ave 
 

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. 

o There is a utility easement that runs parallel to Broadway Avenue and makes 
development of a building within eight feet of the property line impossible.  The 
decision to set the building back along West River Road was driven by community 
and Planning Commission member’s desire to make a stronger connection 
between the river and open space across West River Road, and the natural and 
open areas on the site. The Applicant agrees that creating resident-oriented open 
space and visual and physical connections on the river side of the building makes 
for an overall better site plan given the unique location of this property.   



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

o The proposed building setback along West Broadway Avenue is driven by a utility 
easement along Broadway, which increases the setback from eight feet to 10 feet 
four inches from the property line.  This increased setback allows for a wider 
pedestrian realm including street trees, bicycle parking, and plantings, which keep 
with the spirit and intent of both the ordinance and comprehensive plan. 

o The building and site design along West River Road are meant to create a safe 
pedestrian experience by adding a sidewalk, boulevard strip, and street trees along 
the road, which follows the intent of the ordinance.  However, the building on this 
side utilizes a U-Shaped layout both to accommodate the challenging site grade 
and to create a better visual connection with the natural areas and riverfront across 
West River Road.    

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. 

o The proposed variance will not alter the essential character, nor will it be injurious 
to the use or enjoyment of other property in the area.  Furthermore, the proposed 
variance will allow for enhanced health, safety, and welfare of the general public. 

Variances of the PO Pedestrian Oriented Overlay District to allow a parking lot to 
exceed forty (40) feet of the W River Rd street frontage 

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. 

o A minimum of 1.0 spaces per dwelling unit is required for this development per the 
zoning code and based on the family-size units planned for the development.   In 
order to achieve this ratio and work within site constraints due to topography, soil 
contamination, and limited curb cut locations, it makes sense to utilize the existing 
curb cut for both in-and-out traffic and double load parking along the drive aisle.  
The double loaded parking and two-way drive aisle exceed the forty feet allowed 
in a pedestrian-oriented overlay, but the proposed strategy minimizes overall car-
oriented street frontage.   

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

o In order to minimize the impact from the proposed drive lane and parking, the 
parking area will be set back from the street and there will be a landscaped buffer 



between the new pedestrian sidewalk and the surface parking.  The majority of the 
surface parking is tucked behind the building in the rear of the site and away from 
view of the public realm.  The landscaped buffer will utilize native plantings and 
trees of varying heights to create a visually interesting barrier and a continuation 
of the landscaping to the south and to the north along the Minneapolis Park and 
Recreation Board property.  The boulevard strip, new sidewalk, and landscaping 
along the length of West River Road is intended to create a safe and pleasant 
pedestrian-oriented amenity for the neighborhood at-large.   

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. 

o The proposed variance will not alter the essential character of the Project, would 
not be injurious to the use or enjoyment of other property in the area, nor would 
it be detrimental to the health, safety, or welfare of the general public.  

 

Variance to allow the exercise run to exceed 200 square feet in area 

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. 

o Per section 537.110, outdoor exercise runs shall be allowed accessory to a dwelling, 
subject to the following:  
1) The use shall not exceed two hundred (200) square feet in area. 
2) The use shall be located not less than twenty (20) feet from any habitable 
building on adjacent property. 
3) The use shall be visually screened from adjacent residential property. 
4) The number of animals allowed on-site shall comply with the requirements of 
Chapter 64, Dogs and Cats, of the Minneapolis Code of Ordinances. 

o In the Applicant’s experience, there is strong demand for pet-friendly apartment 
buildings in the City of Minneapolis.  Creating a dedicated exercise area for pets is 
both desirable and beneficial to residents and the neighborhood at-large.  With 163 
apartments and the configuration of the site, the Applicant is requesting a variance 
to exceed the 200 square feet maximum in order to provide ample area for multiple 
residents to utilize the exercise run with their pets.  The proposed exercise run is 
approximately 735 square feet and resides between the drive lane to the 
underground parking garage and the adjacent railroad tracks.  The Applicant will 
meet the remaining provisions of the ordinance.   

 



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

o The exercise run will be located on the western edge of the property adjacent to 
the railroad right-of-way.  The nearest building is an industrial use and is more than 
twenty (20) feet from the proposed exercise run.  The exercise run will be tucked 
back on the development site, and to minimize the effects of a larger exercise run, 
the developer will utilize different strategies such as landscaping, fencing, and the 
building itself to ensure that there is no visual impact from West River Road or 
Broadway Avenue.   The applicant has experience designing and managing larger 
scale exercise runs and will utilize best practices to ensure compliance with the 
intent of the ordinance.  

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. 

o The demand for pet-friendly buildings and amenities in rental properties is high and 
the Applicant is confident that the larger exercise run will be beneficial to the use 
and enjoyment of the property without altering the essential character of the 
neighborhood.  The exercise run will provide a dedicated space for residents to 
exercise their pets and will be an alternative to using Broadway and West River 
Road.  Furthermore, tucking the exercise run between the ramp to the parking 
garage and the adjacent railway will further mitigate the impact of a pet run on the 
neighborhood at-large.  The Applicant has not had issues with pets, specifically 
dogs, being a safety concern to the public at any of their properties. 
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2025 WEST RIVER ROAD JULY 1, 2020

LAND USE APPLICATION

DESCRIPTION

SUBLEVEL

ENCLOSED SURFACE

TOTAL

PARKING

ACCESSIBLE PARKING STALL 2 2 4

COMPACT PARKING STALL 8 12 20

STANDARD PARKING STALL 64 75 139

GRAND TOTAL 74 89 163

PARKING  STALLS

UNIT COUNT

GROSS AREA SUMMARY

Area Schedule (Gross Building)

SUBLEVEL 33,214 SF

LEVEL 1 32,268 SF

LEVEL 2 33,815 SF

LEVEL 3 33,815 SF

LEVEL 4 33,815 SF

LEVEL 5 33,815 SF

LEVEL 6 33,815 SF

GRAND TOTAL 234,555 SF

NET RESIDENTIAL AREA SUMMARY

UNIT TYPE LEVEL 1 LEVEL 2 LEVEL 3 LEVEL 4 LEVEL 5 LEVEL 6 TOTALS

1BR 9 10 10 10 10 10 59

2BR 8 11 11 11 11 11 63

3BR 6 7 7 7 7 7 41

GRAND TOTAL 23 28 28 28 28 28 163

LAND USE APPLICATION - SHEET LIST

G001 - TITLE SHEET

SURVEY - ALTA/NSPS LAND TITLE SURVEY (WENCK ASSOCIATES)

C100 - SELECTIVE SITE DEMOLITION AND EROSION CONTROL PLAN

C200 - GRADING, DRAINAGE, AND EROSION CONTROL PLAN

C300 - UTILITY PLAN

C400 - PAVING AND GEOMETRIC PLAN

C500 - CIVIL DETAILS

C501 - CIVIL DETAILS

C502 - CIVIL DETAILS

C503 - CIVIL DETAILS

C600 - STORM WATER POLLUTION PREVENTION PLAN

L010 - GENERAL NOTES

L011 - REFERENCE NOTES & PLANTING SCHEDULES

L110 - OVERALL SITE PLAN

L140 - OVERALL LANDSCAPE PLAN

L500 - LANDSCAPE DETAILS

L501 - LANDSCAPE DETAILS

AL101 - ARCHITECTURAL SITE PLAN

AL102 - SHADOW STUDY & CONTEXT MAP

AL103 - EXISTING CONTEXT PHOTOGRAPHS

A001.0 - SUBLEVEL PLAN - OVERALL

A101.0 - LEVEL 1 PLAN - OVERALL

A102.0 - LEVEL 2 PLAN - OVERALL

A103.0 - LEVEL 3 PLAN - OVERALL

A104.0 - LEVEL 4 PLAN - OVERALL

A105.0 - LEVEL 5 PLAN - OVERALL

A106.0 - LEVEL 6 PLAN - OVERALL

A201.0 - ROOF PLAN - OVERALL

A301 - BUILDING ELEVATIONS

A302 - BUILDING ELEVATIONS

A303 - BUILDING ELEVATIONS

A351 - BUILDING AXONOMETRIC VIEWS

A356 - BUILDING PERSPECTIVE VIEWS

E-L-S - SITE PHOTOMETRICS

BIKE PARKING

RESIDENT STORAGE - BIKE SUITE: 76

RESIDENT STORAGE - ENCLOSED GARAGE 70

OUTDOOR GUEST BIKE PARKING: 10

TOTAL 156

(IN ADDITION TO THE STALLS SHOWN ABOVE, (1) 10' x 25' LOADING STALL IS PROVIDED)

Unit Schedule - Net Leasable Residential Square Footage by Level

LEVEL AREA LEVEL 1 LEVEL 2 LEVEL 3 LEVEL 4 LEVEL 5 LEVEL 6

LEVEL 1 20,896 SF 23 0 0 0 0 0

LEVEL 2 26,849 SF 0 28 0 0 0 0

LEVEL 3 26,849 SF 0 0 28 0 0 0

LEVEL 4 26,852 SF 0 0 0 28 0 0

LEVEL 5 26,852 SF 0 0 0 0 28 0

LEVEL 6 26,852 SF 0 0 0 0 0 28

Grand total: 163 155,151 SF 23 28 28 28 28 28
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INSTALL PERIMETER EROSION CONTROL. REFER TO DETAILS 2/C500 AND 3/C500.
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INSTALL INLET SEDIMENT PROTECTION. REFER TO DETAIL 4/C500.
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APPROXIMATE LOCATION OF TEMPORARY CONTAINED CONCRETE WASH OUT BIN. REFER TO THE MINNESOTA'S NPDES/SDS GENERAL STORMWATER PERMIT FOR CONSTRUCTION ACTIVITY FOR MORE DETAILS. SELF CONTAINED CONCRETE WASHOUTS ON CONCRETE DELIVERY TRUCKS IS AN ACCEPTABLE ALTERNATIVE TO ON-SITE CONTAINMENT.
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INSTALL MN/DOT 3885 CATEGORY 3 TEMPORARY STRAW FIBER EROSION CONTROL BLANKET.
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CONTRACTOR SHALL COORDINATE RETAINING WALL CONSTRUCTION WITH GAS LINE AND COMMUNICIATION LINE OWNERS PRIOR TO START OF CONSTRUCTION.
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NOTE:  STORM SEWER INLETS NOT SHOWN ON PLAN MAY RECEIVE RUNOFF FROM CONSTRUCTION ACTIVITIES. INSTALL INLET SEDIMENT PROTECTION PER DETAIL 4/C500 ON ALL STORM INLETS THAT MAY RECEIVE RUNOFF.
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APPROXIMATE DISTURBED AREA IS 2.70 ACRES
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RETAINING WALL NOTES: 1. ALL TOP AND BOTTOM ELEVATIONS CORRESPOND ALL TOP AND BOTTOM ELEVATIONS CORRESPOND TO THE RESPECTIVE GRADE ELEVATIONS ON EACH SIDE OF THE WALL. 2. THE BOTTOM ELEVATION IS THE ELEVATION OF THE BOTTOM ELEVATION IS THE ELEVATION OF THE LOW-GRADE SIDE OF THE WALL, NOT THE TOP ELEVATION OF THE BURIED BLOCK COURSE. 3. ALL RETAINING WALLS SHALL HAVE PROTECTIVE ALL RETAINING WALLS SHALL HAVE PROTECTIVE FENCING AT THE TOP WHERE THE VERTICAL HEIGHT EXCEEDS 30 INCHES.  REFER TO ARCHITECTURAL AND LANDSCAPE PLANS AND SPECIFICATIONS. 4. MODULAR BLOCK RETAINING WALL SHALL BE MODULAR BLOCK RETAINING WALL SHALL BE DESIGNED AND CERTIFIED BY A LICENSED PROFESSIONAL ENGINEER.  DESIGN CALCULATIONS AND SHOP DRAWINGS SHALL BE SUBMITTED TO THE OWNER AND ARCHITECT AT LEAST THREE WEEKS PRIOR TO CONSTRUCTION OF WALL.
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EROSION CONTROL NOTES: 1. ALL EROSION CONTROL FACILITIES SHALL BE INSTALLED PRIOR TO ANY SITE GRADING OPERATIONS.  THE CITY ENGINEERING DEPARTMENT MUST BE NOTIFIED UPON COMPLETION OF THE ALL EROSION CONTROL FACILITIES SHALL BE INSTALLED PRIOR TO ANY SITE GRADING OPERATIONS.  THE CITY ENGINEERING DEPARTMENT MUST BE NOTIFIED UPON COMPLETION OF THE INSTALLATION OF THE REQUIRED EROSION CONTROL FACILITIES AND PRIOR TO ANY GRADING OPERATION BEING COMMENCED.  THE CONTRACTOR IS RESPONSIBLE TO SCHEDULE A PRE-CONSTRUCTION GRADING MEETING ON-SITE WITH THE CITY.  IF DAMAGED OR REMOVED DURING CONSTRUCTION, ALL EROSION CONTROL FACILITIES SHALL BE RESTORED AND IN PLACE AT THE END OF EACH DAY. 2. ANY EROSION CONTROL FACILITIES DEEMED NECESSARY BY THE CITY; BEFORE, DURING OR AFTER THE GRADING ACTIVITIES, SHALL BE INSTALLED AT THEIR REQUEST. ANY EROSION CONTROL FACILITIES DEEMED NECESSARY BY THE CITY; BEFORE, DURING OR AFTER THE GRADING ACTIVITIES, SHALL BE INSTALLED AT THEIR REQUEST. 3. NO DEVIATIONS SHALL BE MADE FROM THE ELEVATIONS SHOWN ON THE APPROVED GRADING PLAN, WITHOUT PRIOR APPROVAL FROM THE CIVIL ENGINEER. NO DEVIATIONS SHALL BE MADE FROM THE ELEVATIONS SHOWN ON THE APPROVED GRADING PLAN, WITHOUT PRIOR APPROVAL FROM THE CIVIL ENGINEER. 4. FOR SITES GREATER THAN 1.0 ACRE, AS REQUIRED BY THE MPCA PERMIT REQUIREMENTS, THE PERMIT APPLICANT MUST KEEP AN EROSION CONTROL INSPECTION LOG.  INSPECTION MUST BE FOR SITES GREATER THAN 1.0 ACRE, AS REQUIRED BY THE MPCA PERMIT REQUIREMENTS, THE PERMIT APPLICANT MUST KEEP AN EROSION CONTROL INSPECTION LOG.  INSPECTION MUST BE MADE ONCE EVERY SEVEN DAYS AND WITHIN 24 HOURS AFTER EVERY RAIN EVENT.  THE INSPECTION RECORD MUST BE MADE AVAILABLE TO THE CITY WITHIN 24 HOURS OF REQUEST. 5. FLOWS FROM DIVERSION CHANNELS OR PIPES (TEMPORARY OR PERMANENT) SHALL BE ROUTED TO SEDIMENTATION BASINS OR APPROPRIATE ENERGY DISSIPATERS TO PREVENT TRANSPORT OF FLOWS FROM DIVERSION CHANNELS OR PIPES (TEMPORARY OR PERMANENT) SHALL BE ROUTED TO SEDIMENTATION BASINS OR APPROPRIATE ENERGY DISSIPATERS TO PREVENT TRANSPORT OF SEDIMENT TO OUTFLOW TO LATERAL CONVEYORS AND TO PREVENT EROSION AND SEDIMENTATION WHEN RUNOFF FLOWS INTO THESE CONVEYORS. 6. SITE ACCESS ROADS SHALL BE GRADED OR OTHERWISE PROTECTED WITH SILT FENCES, DIVERSION CHANNELS, OR DIKES AND PIPES TO PREVENT SEDIMENT FROM EXITING THE SITE VIA THE SITE ACCESS ROADS SHALL BE GRADED OR OTHERWISE PROTECTED WITH SILT FENCES, DIVERSION CHANNELS, OR DIKES AND PIPES TO PREVENT SEDIMENT FROM EXITING THE SITE VIA THE ACCESS ROADS.  SITE-ACCESS ROADS/DRIVEWAYS SHALL BE SURFACED WITH CRUSHED ROCK WHERE THEY ADJOIN EXISTING PAVED ROADWAYS. 7. SOILS TRACKED FROM THE SITE BY MOTOR VEHICLES OR EQUIPMENT SHALL BE CLEANED DAILY FROM PAVED ROADWAY SURFACES, OR MORE FREQUENTLY IF REQUESTED BY CITY, THROUGHOUT SOILS TRACKED FROM THE SITE BY MOTOR VEHICLES OR EQUIPMENT SHALL BE CLEANED DAILY FROM PAVED ROADWAY SURFACES, OR MORE FREQUENTLY IF REQUESTED BY CITY, THROUGHOUT THE DURATION OF CONSTRUCTION. 8. DUST CONTROL MEASURES SHALL BE PERFORMED PERIODICALLY WHEN CONDITIONS REQUIRE AND/OR AS DIRECTED BY THE CITY. DUST CONTROL MEASURES SHALL BE PERFORMED PERIODICALLY WHEN CONDITIONS REQUIRE AND/OR AS DIRECTED BY THE CITY. 9. ALL EROSION CONTROL MEASURES SHALL BE USED AND MAINTAINED FOR THE DURATION OF SITE CONSTRUCTION.  IF CONSTRUCTION OPERATIONS OR NATURAL EVENTS DAMAGE OR INTERFERE ALL EROSION CONTROL MEASURES SHALL BE USED AND MAINTAINED FOR THE DURATION OF SITE CONSTRUCTION.  IF CONSTRUCTION OPERATIONS OR NATURAL EVENTS DAMAGE OR INTERFERE WITH THESE EROSION CONTROL MEASURES, THEY SHALL BE RESTORED TO SERVE THEIR INTENDED FUNCTION AT THE END OF EACH DAY OR AS SOON AS FIELD CONDITIONS ALLOW ACCESS. 10. ALL AREAS DISTURBED DURING CONSTRUCTION SHALL BE RESTORED AS SOON AS POSSIBLE.  ANY AREAS WHICH HAVE BEEN FINISHED GRADED OR AREAS THAT HAVE BEEN DISTURBED AND FOR ALL AREAS DISTURBED DURING CONSTRUCTION SHALL BE RESTORED AS SOON AS POSSIBLE.  ANY AREAS WHICH HAVE BEEN FINISHED GRADED OR AREAS THAT HAVE BEEN DISTURBED AND FOR WHICH GRADING OR SITE BUILDING CONSTRUCTION OPERATIONS ARE NOT ACTIVELY UNDERWAY SHALL BE SEEDED AND MULCHED AS SET FORTH IN THE FOLLOWING PARAGRAPHS WITHIN 7 DAYS: A. ALL SEEDED AREAS SHALL BE EITHER MULCHED AND DISC-ANCHORED OR COVERED BY FIBROUS BLANKETS TO PROTECT SEEDS AND LIMIT EROSION.  TEMPORARY STRAW MULCH SHALL BE ALL SEEDED AREAS SHALL BE EITHER MULCHED AND DISC-ANCHORED OR COVERED BY FIBROUS BLANKETS TO PROTECT SEEDS AND LIMIT EROSION.  TEMPORARY STRAW MULCH SHALL BE DISC-ANCHORED AND APPLIED AT A UNIFORM RATE OF NOT LESS THAN TWO TONS PER ACRE AND NOT LESS THAN 80% COVERAGE. B. IF THE GRADED AREA IS ANTICIPATED TO BE RE-DISTURBED/DEVELOPED WITHIN SIX MONTHS, PROVIDE A TEMPORARY VEGETATIVE COVER CONSISTING OF MINNESOTA DEPARTMENT OF IF THE GRADED AREA IS ANTICIPATED TO BE RE-DISTURBED/DEVELOPED WITHIN SIX MONTHS, PROVIDE A TEMPORARY VEGETATIVE COVER CONSISTING OF MINNESOTA DEPARTMENT OF TRANSPORTATION (MNDOT) SEED MIXTURE 21-111 (OATS), OR 21-112 (WINTER WHEAT), AT A RATE OF 100 POUNDS PER ACRE. C. IF GRADED AREA WILL NOT BE DEVELOPED FOR A PERIOD GREATER THAN SIX MONTHS, PROVIDE A SEMI-PERMANENT VEGETATIVE COVER OF SEED MIXTURE MNDOT 22-112 AT A RATE OF IF GRADED AREA WILL NOT BE DEVELOPED FOR A PERIOD GREATER THAN SIX MONTHS, PROVIDE A SEMI-PERMANENT VEGETATIVE COVER OF SEED MIXTURE MNDOT 22-112 AT A RATE OF 40 POUNDS PER ACRE. D. GRADING BONDS OR THE EQUIVALENT SECURITIES SHALL BE RETAINED UNTIL TURF HAS GERMINATED AND SURVIVED A 60-DAY GROWING PERIOD. GRADING BONDS OR THE EQUIVALENT SECURITIES SHALL BE RETAINED UNTIL TURF HAS GERMINATED AND SURVIVED A 60-DAY GROWING PERIOD. E. ALL AREAS THAT WILL NOT BE MOWED OR MAINTAINED AS PART OF THE ULTIMATE DESIGN WILL BE PERMANENTLY RESTORED USING SEED MIXTURE MNDOT 25-141 AT A RATE OF 59 ALL AREAS THAT WILL NOT BE MOWED OR MAINTAINED AS PART OF THE ULTIMATE DESIGN WILL BE PERMANENTLY RESTORED USING SEED MIXTURE MNDOT 25-141 AT A RATE OF 59 NOT BE MOWED OR MAINTAINED AS PART OF THE ULTIMATE DESIGN WILL BE PERMANENTLY RESTORED USING SEED MIXTURE MNDOT 25-141 AT A RATE OF 59  BE MOWED OR MAINTAINED AS PART OF THE ULTIMATE DESIGN WILL BE PERMANENTLY RESTORED USING SEED MIXTURE MNDOT 25-141 AT A RATE OF 59 POUNDS PER ACRE. F. UNLESS SPECIFIED ELSEWHERE WITHIN THE CONSTRUCTION DOCUMENTS (I.E. ARCHITECTURAL SITE PLAN OR LANDSCAPE PLAN), PERMANENT TURF RESTORATION SHALL CONSIST OF MN/DOT UNLESS SPECIFIED ELSEWHERE WITHIN THE CONSTRUCTION DOCUMENTS (I.E. ARCHITECTURAL SITE PLAN OR LANDSCAPE PLAN), PERMANENT TURF RESTORATION SHALL CONSIST OF MN/DOT SEED MIXTURE 25-131 (COMMERCIAL TURF GRASS) AT A RATE OF 220 POUNDS PER ACRE. G. WHENEVER OTHER EROSION AND SEDIMENT CONTROL PRACTICES ARE INADEQUATE, TEMPORARY ON-SITE SEDIMENT BASINS THAT CONFORM TO THE CRITERIA FOR ON-SITE DETENTION BASINS WHENEVER OTHER EROSION AND SEDIMENT CONTROL PRACTICES ARE INADEQUATE, TEMPORARY ON-SITE SEDIMENT BASINS THAT CONFORM TO THE CRITERIA FOR ON-SITE DETENTION BASINS SHALL BE PROVIDED.   H. MULCH, HYDROMULCH, AND TACKIFIERS MAY NOT BE USED FOR STABILIZATION IN SWALES OR DRAINAGE DITCHES UNLESS THE LONGITUDINAL SLOPE IS LESS THAN 2 PERCENT. MULCH, HYDROMULCH, AND TACKIFIERS MAY NOT BE USED FOR STABILIZATION IN SWALES OR DRAINAGE DITCHES UNLESS THE LONGITUDINAL SLOPE IS LESS THAN 2 PERCENT. I. RUNOFF SHALL BE PREVENTED FROM ENTERING ALL STORM SEWER CATCH BASINS PROVIDING THEY ARE NOT NEEDED DURING CONSTRUCTION.  WHERE STORM SEWER CATCH BASINS ARE RUNOFF SHALL BE PREVENTED FROM ENTERING ALL STORM SEWER CATCH BASINS PROVIDING THEY ARE NOT NEEDED DURING CONSTRUCTION.  WHERE STORM SEWER CATCH BASINS ARE NECESSARY FOR SITE DRAINAGE DURING CONSTRUCTION, A SILT FENCE OR SEDIMENT PROTECTION DEVICES AS DETAILED SHALL BE INSTALLED AND MAINTAINED AROUND ALL CATCH BASINS UNTIL THE TRIBUTARY AREA TO THE CATCH BASIN IS RESTORED. 11. GRADING ACTIVITIES PROPOSED TO BEGIN AFTER OCTOBER 15 WILL REQUIRE AN APPROVED PHASING SCHEDULE.  THE AREA OF LAND THAT THE CITY WILL ALLOW TO BE DISTURBED AT THIS TIME GRADING ACTIVITIES PROPOSED TO BEGIN AFTER OCTOBER 15 WILL REQUIRE AN APPROVED PHASING SCHEDULE.  THE AREA OF LAND THAT THE CITY WILL ALLOW TO BE DISTURBED AT THIS TIME OF YEAR WILL BE SEVERELY LIMITED.  THE CITY WILL ALSO REQUIRE ADDITIONAL EROSION CONTROL DEVISES, I.E., TEMPORARY SEDIMENT BASINS, DORMANT SEEDING AND HIGH RATES OF APPLICATION OF BOTH SEED AND MULCH. 12. TO MINIMIZE EROSION, ALL 3:1 SLOPES SHALL BE COVERED WITH A MN/DOT 3885 CATEGORY 3 STRAW EROSION CONTROL BLANKETS OR STAKED SOD. TO MINIMIZE EROSION, ALL 3:1 SLOPES SHALL BE COVERED WITH A MN/DOT 3885 CATEGORY 3 STRAW EROSION CONTROL BLANKETS OR STAKED SOD. 13. ACCUMULATION OF ALL SEDIMENT OCCURRING IN STORM SEWERS AND DITCHES SHALL BE REMOVED PRIOR TO, DURING AND AFTER COMPLETION OF GRADING ACTIVITIES. ACCUMULATION OF ALL SEDIMENT OCCURRING IN STORM SEWERS AND DITCHES SHALL BE REMOVED PRIOR TO, DURING AND AFTER COMPLETION OF GRADING ACTIVITIES. 14. EROSION CONTROL ITEMS AND DEVICES SHALL BE REMOVED ONLY AFTER THE AREA HAS RECEIVED FINAL STABILIZATION OR AS DIRECTED BY THE CITY.EROSION CONTROL ITEMS AND DEVICES SHALL BE REMOVED ONLY AFTER THE AREA HAS RECEIVED FINAL STABILIZATION OR AS DIRECTED BY THE CITY.
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GRADING, DRAINAGE, AND EROSION CONTROL PLAN
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WALKWAY NOTES: 1. GRADING CONTRACTOR IS TO COORDINATE WITH GRADING CONTRACTOR IS TO COORDINATE WITH PAVING CONTRACTOR SO THAT ALL STEPS AND LANDINGS ARE SLOPED PER CODE. 2. ALL SIDEWALK LONGITUDINAL AND TRANSVERSE ALL SIDEWALK LONGITUDINAL AND TRANSVERSE SLOPES ARE TO BE PER CODE.
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GRADING NOTES: 1. THE CONTRACTOR SHALL VISIT THE SITE, REVIEW ALL CONSTRUCTION DOCUMENTS AND FIELD VERIFY THE EXISTING CONDITIONS PRIOR TO BIDDING. NO ADDITIONAL COMPENSATION WILL BE GIVEN THE CONTRACTOR SHALL VISIT THE SITE, REVIEW ALL CONSTRUCTION DOCUMENTS AND FIELD VERIFY THE EXISTING CONDITIONS PRIOR TO BIDDING. NO ADDITIONAL COMPENSATION WILL BE GIVEN FOR WORK THAT COULD HAVE BEEN IDENTIFIED BY A SITE VISIT OR CONSTRUCTION DOCUMENT REVIEW. 2. THE BACKGROUND INFORMATION WAS PREPARED BY WENCK ASSOCIATES, (651) 395-5212. THE BACKGROUND INFORMATION WAS PREPARED BY WENCK ASSOCIATES, (651) 395-5212. 3. IT IS THE CONTRACTOR'S RESPONSIBILITY TO ASCERTAIN THE LOCATION OF ALL EXISTING UTILITIES. THE CONTRACTOR SHALL VERIFY THE LOCATION, ELEVATION AND MARK ALL EXISTING UTILITIES IT IS THE CONTRACTOR'S RESPONSIBILITY TO ASCERTAIN THE LOCATION OF ALL EXISTING UTILITIES. THE CONTRACTOR SHALL VERIFY THE LOCATION, ELEVATION AND MARK ALL EXISTING UTILITIES 48 HOURS BEFORE CONSTRUCTION STARTS. THE ENGINEER, ARCHITECT OR OWNER DOES NOT GUARANTEE THAT ALL THE UTILITIES ARE MAPPED, OR IF MAPPED, ARE SHOWN CORRECTLY. CONTACT GOPHER ONE AT 651-454-0002 FOR FIELD LOCATING EXISTING UTILITIES. CONTACT UTILITY OWNER IF DAMAGE OCCURS DUE TO CONSTRUCTION. 4. PROTECT ALL EXISTING STRUCTURES AND UTILITIES WHICH ARE NOT SCHEDULED FOR REMOVAL. PROTECT ALL EXISTING STRUCTURES AND UTILITIES WHICH ARE NOT SCHEDULED FOR REMOVAL. 5. NOTIFY CITY BUILDING INSPECTOR BEFORE TRENCHING AND EXCAVATION WORK COMMENCES. THE CONTRACTOR SHALL OBTAIN ALL APPLICABLE PERMITS PRIOR TO START OF CONSTRUCTION. NOTIFY CITY BUILDING INSPECTOR BEFORE TRENCHING AND EXCAVATION WORK COMMENCES. THE CONTRACTOR SHALL OBTAIN ALL APPLICABLE PERMITS PRIOR TO START OF CONSTRUCTION. 6. ALL SPOT ELEVATIONS SHOWN AS 28.45, FOR EXAMPLE, ARE TO BE UNDERSTOOD TO MEAN 828.45. ALL SPOT ELEVATIONS SHOWN AS 28.45, FOR EXAMPLE, ARE TO BE UNDERSTOOD TO MEAN 828.45. 7. ALL SPOT ELEVATIONS ALONG THE CURB-LINE INDICATE THE ELEVATION OF THE GUTTER, UNLESS NOTED OTHERWISE. ALL SPOT ELEVATIONS ALONG THE CURB-LINE INDICATE THE ELEVATION OF THE GUTTER, UNLESS NOTED OTHERWISE. 8. NO LANDSCAPED SLOPES ARE TO EXCEED 3:1 (3 FEET HORIZONTAL TO 1 FOOT VERTICAL) UNLESS NOTED OTHERWISE. NO LANDSCAPED SLOPES ARE TO EXCEED 3:1 (3 FEET HORIZONTAL TO 1 FOOT VERTICAL) UNLESS NOTED OTHERWISE. 9. ACCESSIBLE PARKING AREAS SHALL NOT HAVE SLOPES IN ANY DIRECTION THAT EXCEED 2%. ACCESSIBLE PARKING AREAS SHALL NOT HAVE SLOPES IN ANY DIRECTION THAT EXCEED 2%. 10. PROVIDE POSITIVE DRAINAGE FROM BUILDINGS AT ALL TIMES. PROVIDE POSITIVE DRAINAGE FROM BUILDINGS AT ALL TIMES. 11. UPON COMPLETION OF THE GRADING AND UTILITY WORK, THE CONTRACTOR SHALL CERTIFY THAT ALL GRADING AND UTILITY WORK WAS PERFORMED IN ACCORDANCE WITH THE APPROVED GRADING UPON COMPLETION OF THE GRADING AND UTILITY WORK, THE CONTRACTOR SHALL CERTIFY THAT ALL GRADING AND UTILITY WORK WAS PERFORMED IN ACCORDANCE WITH THE APPROVED GRADING AND UTILITY PERMITS.  AN AS-BUILT GRADING AND UTILITY PLAN SHALL BE PERFORMED BY A REGISTERED LAND SURVEYOR HIRED BY THE CONTRACTOR. SURVEY SHALL BE PROVIDED TO CIVIL AN AS-BUILT GRADING AND UTILITY PLAN SHALL BE PERFORMED BY A REGISTERED LAND SURVEYOR HIRED BY THE CONTRACTOR. SURVEY SHALL BE PROVIDED TO CIVIL ENGINEER. 12. PRIOR TO ISSUANCE OF BUILDING PERMITS, ALL NECESSARY EROSION CONTROL DEVICES MUST BE IN PLACE AND FUNCTIONING.  THE CITY WILL INSPECT THE SITE TO DETERMINE ITS SUITABILITY PRIOR TO ISSUANCE OF BUILDING PERMITS, ALL NECESSARY EROSION CONTROL DEVICES MUST BE IN PLACE AND FUNCTIONING.  THE CITY WILL INSPECT THE SITE TO DETERMINE ITS SUITABILITY FOR BUILDING ACTIVITIES.  IF THE PUBLIC UTILITIES HAVE NOT BEEN INSTALLED AT THIS POINT, IT MAY BE NECESSARY TO WITHHOLD BUILDING PERMITS FOR VARIOUS LOTS TO ALLOW THE CONTRACTOR ADEQUATE SPACE TO PERFORM THIS WORK. 13. ALL DEBRIS CREATED IN THE PROCESS OF CLEARING AND GRADING THE SITE SHALL BE REMOVED FROM THE SITE.  THIS INCLUDES TREES AND SHRUBS.  UNDER NO CIRCUMSTANCES SHALL THIS ALL DEBRIS CREATED IN THE PROCESS OF CLEARING AND GRADING THE SITE SHALL BE REMOVED FROM THE SITE.  THIS INCLUDES TREES AND SHRUBS.  UNDER NO CIRCUMSTANCES SHALL THIS TYPE OF MATERIAL BE BURIED OR BURNED ON THE SITE. 14. THE CONTRACTOR MAY STRIP AND SALVAGE TOPSOIL FOR POTENTIAL RE-SPREADING ON THE SITE, IF APPROVED BY THE LANDSCAPE ARCHITECT AND/OR SPECIFICATIONS. SIX INCHES OF TOPSOIL THE CONTRACTOR MAY STRIP AND SALVAGE TOPSOIL FOR POTENTIAL RE-SPREADING ON THE SITE, IF APPROVED BY THE LANDSCAPE ARCHITECT AND/OR SPECIFICATIONS. SIX INCHES OF TOPSOIL - AFTER COMPACTION - SHALL BE RE-SPREAD PRIOR TO SEEDING AND MULCHING.  EXCESS TOPSOIL MAY BE REMOVED FROM THE SITE PROVIDING THERE IS ADEQUATE TOPSOIL REMAINING TO PROPERLY FINISH THE SITE AS NOTED ABOVE.  THE TOPSOIL STRIPPING, STOCKPILING AND RE-SPREADING SHALL BE DONE IN ACCORDANCE TO, AND NOTED ON, THE APPROVED GRADING PLAN AND SPECIFICATIONS. THE CONTRACTOR SHALL REFER TO THE LANDSCAPE DRAWINGS AND SPECIFICATIONS FOR ANY SPECIAL TOPSOIL OR PLANTING REQUIREMENTS. 15. ALL GRADING OPERATIONS SHALL BE CONDUCTED IN A MANNER TO MINIMIZE THE POTENTIAL FOR SITE EROSION.  EROSION CONTROL MEASURES SHALL BE INSTALLED TO PREVENT SEDIMENT FROM ALL GRADING OPERATIONS SHALL BE CONDUCTED IN A MANNER TO MINIMIZE THE POTENTIAL FOR SITE EROSION.  EROSION CONTROL MEASURES SHALL BE INSTALLED TO PREVENT SEDIMENT FROM RUNNING OFF ONTO ADJACENT PROPERTIES.  ANY DAMAGE TO ADJACENT PROPERTIES MUST BE CORRECTED AND RESTORED AS SOON AS PERMISSION IS GRANTED FROM THE ADJACENT PROPERTY OWNER(S). 16. IF CONSTRUCTION OF THE SITE WORK PROCEEDS THROUGH THE WINTER MONTHS, ANY DISTURBED AREAS OUTSIDE THE BUILDING FOOTPRINTS ARE TO BE MINIMALLY STABILIZED PRIOR TO MARCH IF CONSTRUCTION OF THE SITE WORK PROCEEDS THROUGH THE WINTER MONTHS, ANY DISTURBED AREAS OUTSIDE THE BUILDING FOOTPRINTS ARE TO BE MINIMALLY STABILIZED PRIOR TO MARCH 1, AS FOLLOWS:  AREAS PLANNED TO RECEIVE PAVEMENTS ARE TO HAVE CLASS 5 BASE INSTALLED; ALL OTHER DISTURBED AREAS ARE TO BE SEEDED, STRAW MULCH PLACED, AND DISC-ANCHORED. 17. WINTER MULCHING: WINTER MULCHING: 17.A. SNOW MULCHING SHALL BE DEFINED AS MULCH MATERIAL SPREAD OVER THE TOP OF SNOW SO THAT THE MULCH MELTS THROUGH THE SNOW AND STICKS TO THE EXPOSED SOILS. SNOW MULCHING SHALL BE DEFINED AS MULCH MATERIAL SPREAD OVER THE TOP OF SNOW SO THAT THE MULCH MELTS THROUGH THE SNOW AND STICKS TO THE EXPOSED SOILS. 17.B. FROZEN GROUND MULCHING SHALL BE DEFINED AS MULCH MATERIAL SPREAD OVER FROZEN GROUND. MULCH MATERIALS THAT DO NOT REQUIRE DISC-ANCHORING INTO THE SOIL MAY BE FROZEN GROUND MULCHING SHALL BE DEFINED AS MULCH MATERIAL SPREAD OVER FROZEN GROUND. MULCH MATERIALS THAT DO NOT REQUIRE DISC-ANCHORING INTO THE SOIL MAY BE PLACED WITHOUT MODIFICATION. MULCH MATERIALS THAT REQUIRE DISC-ANCHORING MAYBE ANCHORED WITH HYDRAULIC SOIL STABILIZERS OR MAY BE FROZEN TO THE SOIL BY APPLYING WATER, AT A RATE OF 2000 GALLONS PER ACRE, OVER THE MULCH AS A SUBSTITUTION FOR DISC-ANCHORING. 18. RETAINING WALLS AND APPROPRIATE SAFETY FENCING ALONG THE TOP OF WALLS ARE TO BE DESIGNED AND CERTIFIED BY A REGISTERED PROFESSIONAL ENGINEER.  SUBMIT RETAINING WALL RETAINING WALLS AND APPROPRIATE SAFETY FENCING ALONG THE TOP OF WALLS ARE TO BE DESIGNED AND CERTIFIED BY A REGISTERED PROFESSIONAL ENGINEER.  SUBMIT RETAINING WALL SHOP DRAWINGS TO PROJECT TEAM PRIOR TO CONSTRUCTION. 19. THE CONTRACTOR SHALL LIMIT THE DISTURBED AREA AS MUCH AS POSSIBLE.THE CONTRACTOR SHALL LIMIT THE DISTURBED AREA AS MUCH AS POSSIBLE.
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*NOTE: CONSTRUCTION LIMITS ARE ANTICIPATED TO BE PROPERTY LINE UNLESS OTHERWISE SHOWN.  
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NOTE: ALL SIDEWALK, CURB AND GUTTER, DRIVEWAY ENTRANCES,  ALL SIDEWALK, CURB AND GUTTER, DRIVEWAY ENTRANCES, AND ALLEYS ARE TO CONSTRUCTED PER: STANDARD SUPPLEMENTAL  SPECIFICATIONS FOR CONSTRUCTION  OF PUBLIC INFRASTRUCTURE IN  THE CITY OF MINNEAPOLIS 2011 EDITION BY DEPARTMENT OF PUBLIC WORKS MINNEAPOLIS, MINNESOTA  FEBRUARY 1, 2011
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NOTE: CONTRACTOR, PROPERTY OWNER, OR RESPONSIBLE PARTY SHALL CONTACT MINNEAPOLIS SURFACE WATERS AND SEWERS 48 HOURS PRIOR TO ANY EXCAVATION OR CONSTRUCTION RELATED TO OR IN THE LOCATION OF THE PROPOSED STORMWATER MANAGEMENT BMP. CONTACT PAUL CHELLSEN, 612-673-2406 OR PAUL.CHELLSEN@MINNEAPOLISMN.GOV. 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. THIS REPORT WILL SERVE AS A MEANS OF VERIFICATION THAT THE INTENT OF THE APPROVED STORMWATER MANAGEMENT DESIGN HAS BEEN MET. THIS FINAL REPORT SHALL SUBSTANTIATE THAT ALL ASPECTS OF THE ORIGINAL DESIGN HAVE BEEN ADEQUATELY PROVIDED FOR BY THE CONSTRUCTION OF THE PROJECT.  
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NOTE:  REFER TO SHEET C100 FOR MINNEAPOLIS STANDARD EROSION CONTROL NOTES - (JANUARY 7, 2011)
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EDGING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

STEEL EDGING 659 LF 6/L500 RYERSON 3/16" GALV. STEEL BLACK 4"X 3/16" WITH 12" STAKES - RYERSON OR
APPROVED EQUAL

FENCE & GUARDRAIL
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

EXTERIOR FENCE 214 LF 2/L501 OMEGA FENCE SYSTEMS OMEGA ARCHITECTURAL BLACK 5` HEIGHT WITH FROST FOOTINGS

LIGHTING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

STREET LIGHT 4 TBD MATCH TO CITY STANDARD MATCH TO CITY STANDARD OWNER PURCHASED, CITY INSTALLED
PEDESTIAN LIGHT 5 TBD MATCH TO CITY STANDARD MATCH TO CITY STANDARD OWNER PROVIDED, CITY INSTALLED
POLE LIGHT 5 LIGMAN LIGHTING MARTINI STREET LIGHT BLACK 16` HEIGHT POLE

MINERAL MULCH
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

ROCK MULCH 1,163 SF N/A DRESSER GRAY TRAP ROCK NATURAL 3/4" DIA, 3" DEPTH OVER LANDSCAPE FABRIC
CRUSHED STONE 903 SF 3/L501 HEDBERG AGGREGATES DRESSER GRAY TRAP ROCK GREY 3" DEPTH -  3/16" MINUS OVER 6" CLASS V

BASE

PAVING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

CONCRETE PAVING 10,437 SF N/A STANDARD CONCRETE STANDARD / BROOM FINISH SEE CIVIL FOR PAVING PROFILE
SPECIALTY PAVING 1,940 SF ORIJIN STONE
PLAY SURFACE 1,910 SF N/A HARDWOOD MULCH NATURAL DEPTH TO BE DETERMINED BY PLAYGOUND

MANUFACTUER

SITE FURNITURE
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

SITE BENCH - TYPE A 6 4/L501 LANDSCAPE FORMS BANCAL BENCH IPE / METAL 88" BACKED, SURFACE MOUNT PER
MANUFACTURER`S DIRECTION

BIKE RACK 10 5/L501 FORMS+SURFACES CAPITOL BIKE RACK DARK GREY / METALLIC EMBEDDED INTO CONCRETE PER
MANUFACTURER`S DIRECTION

ED-01

FE-01

LT-01
LT-02
LT-03

MM-01
MM-02

P-01
P-02
P-03

SF-01

SF-02

OVERALL REFERENCE NOTES SCHEDULE

EDGING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

STEEL EDGING 659 LF 6/L500 RYERSON 3/16" GALV. STEEL BLACK 4"X 3/16" WITH 12" STAKES - RYERSON OR
APPROVED EQUAL

FENCE & GUARDRAIL
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

EXTERIOR FENCE 214 LF 2/L501 OMEGA FENCE SYSTEMS OMEGA ARCHITECTURAL BLACK 5` HEIGHT WITH FROST FOOTINGS

LIGHTING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

STREET LIGHT 4 TBD MATCH TO CITY STANDARD MATCH TO CITY STANDARD OWNER PURCHASED, CITY INSTALLED
PEDESTIAN LIGHT 5 TBD MATCH TO CITY STANDARD MATCH TO CITY STANDARD OWNER PROVIDED, CITY INSTALLED
POLE LIGHT 5 LIGMAN LIGHTING MARTINI STREET LIGHT BLACK 16` HEIGHT POLE

MINERAL MULCH
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

ROCK MULCH 1,163 SF N/A DRESSER GRAY TRAP ROCK NATURAL 3/4" DIA, 3" DEPTH OVER LANDSCAPE FABRIC
CRUSHED STONE 903 SF 3/L501 HEDBERG AGGREGATES DRESSER GRAY TRAP ROCK GREY 3" DEPTH -  3/16" MINUS OVER 6" CLASS V

BASE

PAVING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

CONCRETE PAVING 10,437 SF N/A STANDARD CONCRETE STANDARD / BROOM FINISH SEE CIVIL FOR PAVING PROFILE
SPECIALTY PAVING 1,940 SF ORIJIN STONE
PLAY SURFACE 1,910 SF N/A HARDWOOD MULCH NATURAL DEPTH TO BE DETERMINED BY PLAYGOUND

MANUFACTUER

SITE FURNITURE
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER PRODUCT/MODEL COLOR/FINISH COMMENTS

SITE BENCH - TYPE A 6 4/L501 LANDSCAPE FORMS BANCAL BENCH IPE / METAL 88" BACKED, SURFACE MOUNT PER
MANUFACTURER`S DIRECTION

BIKE RACK 10 5/L501 FORMS+SURFACES CAPITOL BIKE RACK DARK GREY / METALLIC EMBEDDED INTO CONCRETE PER
MANUFACTURER`S DIRECTION

ED-01

FE-01

LT-01
LT-02
LT-03

MM-01
MM-02

P-01
P-02
P-03

SF-01

SF-02

REFERENCE NOTES SCHEDULE

N/A
N/A
N/A

N/A

N/A

SEE CIVIL
SEE CIVIL

N/A
N/A
N/A

N/A

N/A

SEE CIVIL
SEE CIVIL

TREES CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
AC-P 4 ACER PLATANOIDES `POND` TM / EMERALD LUSTRE MAPLE 3" CAL. B&B NATURAL FORM, SINGLE LEADER

AM-G 9 AMELANCHIER X GRANDIFLORA `AUTUMN BRILLIANCE` / `AUTUMN BRILLIANCE` SERVICEBERRY 8` HEIGHT CLUMP B&B CLUMP FORM, 3 STEM MINIMUM

BE-P 8 BETULA POPULIFOLIA `WHITESPIRE` / WHITESPIRE BIRCH 2.5" CAL. B&B NATURAL FORM, SINGLE LEADER

GI-B 6 GINKGO BILOBA `AUTUMN GOLD` TM / MAIDENHAIR TREE 2.5" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

GL-T 8 GLEDITSIA TRIACANTHOS VAR. INERMIS `DRAVES` / STREET KEEPER HONEY LOCUST 3" CAL. B&B NATURAL FORM, SINGLE LEADER

GY-D 7 GYMNOCLADUS DIOICA `ESPRESSO` / KENTUCKY COFFEETREE 2.5" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

QU-B 11 QUERCUS BICOLOR / SWAMP WHITE OAK 3" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

QU-E 9 QUERCUS ELLIPSOIDALIS / NORTHERN PIN OAK 3" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

SO-D 6 SORBUS DECORA / SHOWY MOUNTAIN ASH 2.5" CAL. B&B TRUNK FREE OF BRANCHES 6`-7` FROM BASE

EVERGREEN TREES CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
PI-N 8 PINUS NIGRA / AUSTRIAN BLACK PINE 10` HT. B&B ROOT PRUNED STOCK - CAN BE B&B OR SPADE

TH-O 25 THUJA OCCIDENTALIS `TECHNY` / TECHNY ARBORVITAE 8` HT. B&B NATURAL, FULL FORM

SHRUBS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
AR-M 75 ARONIA MELANOCARPA `UCONNAM165` / LOW SCAPE MOUND CHOKEBERRY #2 CONT. SPACE 2`-0" O.C.

CO-R 173 CORNUS RACEMOSA `MUSZAM` / MUSKINGUM DOGWOOD #5 CONT SPACE 4`-0" O.C.

CO-S 26 CORNUS SERICEA `ALLEMAN`S COMPACT` / DWARF RED TWIG DOGWOOD #10 CONT. SPACE 4`-0" O.C.

DI-L 117 DIERVILLA LONICERA / DWARF BUSH HONEYSUCKLE #5 CONT. SPACE 3`-0" O.C.

HY-P 63 HYDRANGEA PANICULATA `JANE` / LITTLE LIME HYDRANGEA #3 CONT. SPACE 4`-0" O.C.

PH-O 30 PHYSOCARPUS OPULIFOLIUS `DONNA MAY` / DONNA MAY NINEBARK #2 CONT. SPACE 3`-6" O.C.

RH-A 144 RHUS AROMATICA `GRO-LOW` / GRO-LOW FRAGRANT SUMAC #5 CONT. SPACE 4`-0" O.C.

SO-S 120 SORBARIA SORBIFOLIA `SEM` / SEM ASH LEAF SPIREA #2 CONT. SPACE 3`-0" O.C.

SP-B 141 SPIRAEA X BUMALDA `ANTHONY WATERER` / ANTHONY WATERER SPIRAEA #5 CONT. SPACE 4`-0" O.C.

VI-O 74 VIBURNUM OPULUS `NANUM` / DWARF EUROPEAN VIBURNUM #2 CONT SPACE 2`-6" O.C.

EVERGREEN SHRUBS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
JU-S 31 JUNIPERUS SQUAMATA `BLUE STAR` / BLUE STAR JUNIPER #5 CONT SPACE 3`-0" O.C.

TA-N 50 TAXUS CUSPIDATA `NOVA` / NOVA YEW #5 CONT. SPACE 3`-0" O.C.

TH-H 32 THUJA OCCIDENTALIS `HOLMSTRUP` / HOLMSTRUP CEDAR 5` HEIGHT B&B SPACE 3`-0" O.C.

GRASSES CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
CA-A 80 CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS #3 CONT. SPACE 2`-6" O.C.

SC-S 108 SCHIZACHYRIUM SCOPARIUM `BLUE HEAVEN` / BLUE HEAVEN LITTLE BLUESTEM #3 CONT. SPACE 2`-0" O.C.

ANNUALS/PERENNIALS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
PN 30 PEROVSKIA ATRIPLICIFOLIA `BLUE JEAN BABY` / BLUE JEAN BABY RUSSIAN SAGE #1 CONT. SPACE 2`-0" O.C.

SHRUB AREAS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
2,079 SF RAINGARDEN MIX

55 ALLIUM STELLATUM / PRAIRIE ONION #1 CONT SPACE 24" O.C.

82 IRIS VERSICOLOR / BLUE FLAG #1 CONT SPACE 24" O.C.

82 LIATRIS SPICATA `KOBOLD` / SPIKE GAYFEATHER #1 CONT SPACE 24" O.C.

217 PANICUM VIRGATUM / SWITCH GRASS #1 CONT SPACE 24" O.C.

109 RUDBECKIA HIRTA / BLACK-EYED SUSAN #1 CONT SPACE 24" O.C.

GROUND COVERS CODE QTY BOTANICAL / COMMON NAME SIZE CONT. NOTES
SM-01 10,126 SF SEED MIX-01 / MESIC SHORT GRASS PRAIRIE MIX N/A SEED B.O.D. SHOOTING STAR NATIVE SEEDS

SM-02 1,601 SF SEED MIX-02 / SLOPE STABALIZATION MIX N/A SEED B.O.D. SHOOTING STAR NATIVE SEEDS

T-SEED 3,954 SF TURF SEED N/A SEED SEE SPECIFICATION SECTION 329200

T-SOD 5,255 SF TURF SOD N/A ROLL SEE SPECIFICATION SECTION 329200

OVERALL PLANT SCHEDULE
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7'
-0

"

P-01 P-01

MM-02 FE-01

P-01

P-03

MM-02

LT-01

LT-02

P-01

P-01

P-01

P-01

LT-02LT-01

SF-01

MM-01

SF-02

T

LT-03

LT-03LT-03

LT-03

SF-02

SF-01

SF-01

P-02P-02

P-02
P-02

SF-02

P-01

P-01

P-01

P-01

WEST BROADWAY AVENUE

WEST R
IVER R

OAD

SUBLEVEL 1

LEVEL 1

2025 WEST RIVER
ROAD

DOG
RUN

ACCESS TO
PARKING

PLAY AREA

ACTIVITY
LAWN

SURFACE
PARKING

SURFACE
PARKING

COMMUNITY GARDEN

NEW BOULEVARD /
CONCRETE WALKWAY

NEW BOULEVARD /
CONCRETE WALKWAY

6'-0"

6'-6"

TERRACE
PATIO

RETAINING WALL,
SEE CIVIL

36
'-9

"
8'

-0
"

43
'-2

"

29'-6" 15'-8"12'-6"

PROPERTY LINE

PR
O

PE
R

TY
 L

IN
E

PROPERTY
 LI

NE

LOBBY ENTRANCE

PLANTING BEDS,
SEE PLANTING PLANS8'

-0
"

4'
-7

"

TRANSFORMER WITH
LANDSCAPE SCREEN

DOG RELIEF
AREA

RAINGARDEN,
SEE PLANTING PLAN

PLANTING BED,
SEE PLANTING PLAN

7'-0"

5'
-0

"

5'-0"

5'
-0

"

5'-0"

17'-6"

43
'-6

"

PLANTING BED,
SEE PLANTING PLANS

FUTURE WALKWAY
EXPANSION

8'
-2

"

CONNECT TO EXISTING
WALKWAY

OUTLINE OF BRIDGE
ABOVE

APPROXIMATE LOCATION
OF BRIDGE ABUTMENT

RETAINING WALL,
SEE CIVIL

EDGING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER

STEEL EDGING 659 LF 6/L500 RYERSON

FENCE & GUARDRAIL
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER

EXTERIOR FENCE 214 LF 2/L501 OMEGA FENCE SYSTEMS

LIGHTING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER

STREET LIGHT 4 TBD
PEDESTIAN LIGHT 5 TBD
POLE LIGHT 5 LIGMAN LIGHTING

MINERAL MULCH
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER

ROCK MULCH 1,163 SF N/A
CRUSHED STONE 903 SF 3/L501 HEDBERG AGGREGATES

PAVING
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER

CONCRETE PAVING 10,437 SF N/A
SPECIALTY PAVING 1,940 SF ORIJIN STONE
PLAY SURFACE 1,910 SF N/A

SITE FURNITURE
SYMBOL DESCRIPTION QTY DETAIL MANUFACTURER

SITE BENCH - TYPE A 6 4/L501 LANDSCAPE FORMS

BIKE RACK 10 5/L501 FORMS+SURFACES

ED-01

FE-01

LT-01
LT-02
LT-03

MM-01
MM-02

P-01
P-02
P-03

SF-01

SF-02

REFERENCE NOTES SCHEDULE

N/A
N/A
N/A

N/A

N/A

SEE CIVIL
SEE CIVIL
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OVERALL SITE
PLAN

L110

SITE INFORMATION:
SITE AREA: 105,846 SF
BUILDING FOOTPRINT:   33,351 SF  (32%)
LANDSCAPE / PERVIOUS AREA:  35,684 SF  (33%)
HARDSCAPE / IMPERVIOUS AREA:  36,811 SF  (35%)

NORTH

0

SCALE: 1'=16'-0"

16' 32' 48'
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T

1,061 sf - T-SOD

3 - SO-D

3 - SO-D

3 - GI-B

3 - GI-B

4 - BE-P

5 - GL-T

3 - GL-T

3 - GY-D 2 - GY-D 2 - GY-D

EXISTING TREES

17 - PH-O 4 - PH-O9 - PH-O

30 - AR-M 45 - AR-M

6 - SP-B

18 - CA-A 14 - CA-A

4 - SP-B5 - SP-B

24 - CA-A

12 - JU-S

39 - HY-P

39 - SP-B

30 - PN

108 - SC-S

TURF BOULEVARD
6'-6" WIDTH, TYP.

TURF MAINTENANCE EDGE
6'-0" WIDTH, TYP.

1,581 sf - T-SOD

2,223 sf - T-SOD

10,126 sf - SM-01

25 - TH-O

24 - HY-P

79 - SP-B

19 - JU-S

58 - RH-A

45 - SO-S

1 - AC-P

1 - QU-B

1 - PI-N

1 - AC-P

1 - PI-N

1 - QU-B

1 - PI-N

1 - AC-P

1 - PI-N

1 - QU-B

1 - PI-N

1 - AC-P

4 - BE-P

75 - SO-S

28 - RH-A RAINGARDEN MIX (2,079 sf)2 - QU-B 6 - QU-B

24 - CA-A

MESIC SHORTGRASS
PRAIRIE MIX

14 - TH-H

9 - QU-E

51 - CO-R

26 - CO-S

19 - TA-N

4 - AM-G

39 - RH-A

COMMUNITY
GARDEN

WEST BROADWAY AVENUE

WEST R
IVER R

OAD

SUBLEVEL 1

LEVEL 1

2025 WEST RIVER
ROAD

PROPERTY LINE

TURF MAINTENANCE
EDGE
6'-0" WIDTH, TYP.

52 - CO-R
3,954 sf - T-SEED

74 - VI-O

30 - DI-L

1,601 sf - SM-02

33 - DI-L

70 - CO-R

3 - PI-N

EXISTING TREE

8 - SP-B

54 - DI-L

18 - TH-H

19 - RH-A

31 - TA-N 5 - AM-G

TREES CODE BOTANICAL / COMMON NAME
AC-P ACER PLATANOIDES `POND` TM / EMERALD LUSTRE MAPLE

AM-G AMELANCHIER X GRANDIFLORA `AUTUMN BRILLIANCE` / `AUTUMN BRILLIANCE` SERVICEBERRY

BE-P BETULA POPULIFOLIA `WHITESPIRE` / WHITESPIRE BIRCH

GI-B GINKGO BILOBA `AUTUMN GOLD` TM / MAIDENHAIR TREE

GL-T GLEDITSIA TRIACANTHOS VAR. INERMIS `DRAVES` / STREET KEEPER HONEY LOCUST

GY-D GYMNOCLADUS DIOICA `ESPRESSO` / KENTUCKY COFFEETREE

QU-B QUERCUS BICOLOR / SWAMP WHITE OAK

QU-E QUERCUS ELLIPSOIDALIS / NORTHERN PIN OAK

SO-D SORBUS DECORA / SHOWY MOUNTAIN ASH

EVERGREEN TREES CODE BOTANICAL / COMMON NAME
PI-N PINUS NIGRA / AUSTRIAN BLACK PINE

TH-O THUJA OCCIDENTALIS `TECHNY` / TECHNY ARBORVITAE

SHRUBS CODE BOTANICAL / COMMON NAME
AR-M ARONIA MELANOCARPA `UCONNAM165` / LOW SCAPE MOUND CHOKEBERRY

CO-R CORNUS RACEMOSA `MUSZAM` / MUSKINGUM DOGWOOD

CO-S CORNUS SERICEA `ALLEMAN`S COMPACT` / DWARF RED TWIG DOGWOOD

DI-L DIERVILLA LONICERA / DWARF BUSH HONEYSUCKLE

HY-P HYDRANGEA PANICULATA `JANE` / LITTLE LIME HYDRANGEA

PH-O PHYSOCARPUS OPULIFOLIUS `DONNA MAY` / DONNA MAY NINEBARK

RH-A RHUS AROMATICA `GRO-LOW` / GRO-LOW FRAGRANT SUMAC

SO-S SORBARIA SORBIFOLIA `SEM` / SEM ASH LEAF SPIREA

SP-B SPIRAEA X BUMALDA `ANTHONY WATERER` / ANTHONY WATERER SPIRAEA

VI-O VIBURNUM OPULUS `NANUM` / DWARF EUROPEAN VIBURNUM

EVERGREEN SHRUBS CODE BOTANICAL / COMMON NAME
JU-S JUNIPERUS SQUAMATA `BLUE STAR` / BLUE STAR JUNIPER

TA-N TAXUS CUSPIDATA `NOVA` / NOVA YEW

TH-H THUJA OCCIDENTALIS `HOLMSTRUP` / HOLMSTRUP CEDAR

GRASSES CODE BOTANICAL / COMMON NAME
CA-A CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` / FEATHER REED GRASS

SC-S SCHIZACHYRIUM SCOPARIUM `BLUE HEAVEN` / BLUE HEAVEN LITTLE BLUESTEM

ANNUALS/PERENNIALS CODE BOTANICAL / COMMON NAME
PN PEROVSKIA ATRIPLICIFOLIA `BLUE JEAN BABY` / BLUE JEAN BABY RUSSIAN SAGE

SHRUB AREAS CODE BOTANICAL / COMMON NAME
RAINGARDEN MIX

ALLIUM STELLATUM / PRAIRIE ONION

IRIS VERSICOLOR / BLUE FLAG

LIATRIS SPICATA `KOBOLD` / SPIKE GAYFEATHER

PANICUM VIRGATUM / SWITCH GRASS

RUDBECKIA HIRTA / BLACK-EYED SUSAN

GROUND COVERS CODE BOTANICAL / COMMON NAME
SM-01 SEED MIX-01 / MESIC SHORT GRASS PRAIRIE MIX

SM-02 SEED MIX-02 / SLOPE STABALIZATION MIX

T-SEED TURF SEED

T-SOD TURF SOD

PLANT SCHEDULE

NORTH

0

SCALE: 1"=16'

16' 32' 48'
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OVERALL
LANDSCAPE
PLAN

L140

MINIMUM LANDSCAPE REQUIREMENTS:
NOT LESS THAN TWENTY (20) PERCENT OF THE SITE NOT OCCUPIED BY BUILDINGS INCLUDING ALL REQUIRED LANDSCAPED YARDS SHALL BE LANDSCAPED
AS FOLLOWS:

TOTAL AREA NOT OCCUPIED BY BUILDINGS: 72,495 SF

MINIMUM REQUIRED LANDSCAPE: 14,499 SF REQUIRED / 35,684 SF PROVIDED 

CANOPY TREES: 29 TREES REQUIRED / 82 PROVIDED
ONE (1) CANOPY TREE FOR EACH FIVE HUNDRED
(500) SQUARE FEET

SHRUBS: 145 SHRUBS REQUIRED / 978 PROVIDED
ONE (1) SHRUB FOR EACH ONE HUNDRED
(100) SQUARE FEET
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LANDSCAPE
DETAILS

L501CONTAINMENT CURB AT PLAYGROUND
1 1/2" = 1'-0"

CONCRETE WALKWAY,
REFER TO CIVIL DRAWINGS

CONCRETE CONTAINEMENT CURB,
REINFORCE AS NEEDED

1'
-0

"
6"

1'-0"

PLAYGROUND HARDWOOD
MULCH PLAY SURFACE,
DEPTH TO BE DETERMINED BY
PLAYGROUND MANUFACTUERER

EXPANSION JOINT

CONTAINMENT CURB AT PLAYGROUND
1 1/2" = 1'-0"

1
P-20 104-08

1
P-20 104-08

OMEGA ARCHITECTURAL
FENCE SYSTEM,
INSTALL PER MANUFACTURER'S
DETAILS AND RECOMMENDATIONS

2"

3"

6"X6" BASE PLATE
C-FLANG3GV

12" DIA SONOTUBE
CONCRETE FOOTING

EQUAL SPACED SEGMENTS -
7'-6" O.C. MAX SPACING

3'
-6

" M
IN

 D
EP

TH

1/2" = 1'-0"

5'
-0

"

NOTE:
ALL GATE HARDWARE SHALL BE
COMPLIANT WITH ADA STANDARDS AND
GUIDELINES.

PROVIDE 10" HIGH SMOOTH SURFACE
AS KICK PLATE ACROSS BASE OF PUSH
SIDE OF GATE PER ADA REQUIREMENTS.

5' HEIGHT PET AREA FENCE
1/2" = 1'-0"

2
P-20 104-09 P-20 104-09

2

3" THK. 3
16" MINUS TRAP

ROCK

6" THK. CLASS 5 BASE-
COMPACT TO 98%
PROCTOR DENSITY

COMPACTED SUBBASE

CRUSHED STONE PAVING
1" = 1'-0" P-20 104-10

3

SITE BENCH - INGROUND MOUNT
1" = 1'-0"

CONCRETE SIDEWALK,
SEE CIVIL

COMPACTED AGGREGATE BASE,
SEE CIVIL

PREPARED SUBGRADE

LANDSCAPE FORMS - BANCAL BENCH,
INSTALL PER MANUFACTURER'S DIRECTION

P-19.242-75
4

CONCRETE SIDEWALK,
SEE CIVIL

COMPACTED AGGREGATE BASE,
SEE CIVIL

PREPARED SUBGRADE

FORMS+SURFACES CAPITOL BIKE RACK,
SURFACE MOUNT PER MANUFACTURER'S
DIRECTION, SPACE AS SHOWN

EPOXY ANCHOR EMBEDDED INTO CONCRETE

BIKE RACK - IN GROUND MOUNT
1" = 1'-0" P-20 104-11

5

AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
NOT FOR 

AutoCAD SHX Text
CONSTRUCTION

AutoCAD SHX Text
2025 West River Rd



D
O

G
 R

E
L
IE

F
 A

R
E

A

8'-0" 8'-0" 8'-0" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6"10'-0" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6"

1
8

'-0
"

2
2

'-0
"

1
8

'-0
"

R
E

Q
U

IR
E

D
 

A
C

C
E

S
S

IB
L
E

 S
T
A

L
L

 
S

IG
N

A
G

E

R
E

Q
U

IR
E

D
 

A
C

C
E

S
S

IB
L

E
 S

T
A

L
L
 

S
IG

N
A

G
E

"N
O

 P
A

R
K

IN
G

" 
T
E

X
T
 

P
A

IN
T
E

D
 O

N
 S

U
R

F
A

C
E

8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6" 8'-6"

RAIN GARDEN

NATIVE PLANTINGS; 
REFER TO LANDSCAPE

1
3

.4
%

RESIDENT AMENITY PATIO; 
LEVEL 1

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

8
'-6

"
8

'-6
"

18'-0" 22'-0" 15'-0"

2
2

'-0
" 

T
Y

P
.

EXTENT OF PROPOSED 
SIDEWALK; REFER TO CIVIL

NEW FIRE 
HYDRANT 
LOCATION; 
REFER TO CIVIL

EXISTING FIRE HYDRANT 
LOCATION TO REMAIN

E
X

IS
T

IN
G

 F
IR

E
 H

Y
D

R
A

N
T
 

L
O

C
A

T
IO

N
 T

O
 R

E
M

A
IN

B
IK

E
 A

M
E

N
IT

Y
 E

N
T

R
Y

;
S

U
B

L
E

V
E

L
 

B
U

L
D

IN
G

 E
M

E
R

G
E

N
C

Y
 

E
G

R
E

S
S

 D
O

O
R

M
U

L
T

I-
P

U
R

P
O

S
E

 S
P

A
C

E
E

N
T

R
Y

 D
O

O
R

; 
S

U
B

L
E

V
E

L
 

R
E

A
R

 B
U

IL
D

IN
G

 
E

N
T

R
Y

; 
L

E
V

E
L

 1

PROPOSED CURB & 
GUTTER LOCATION

PREVIOUS CURB & 
GUTTER LOCATION

MAIN BUILDING ENTRY;
SUBLEVEL

WEST BROADWAY AVENUE

W
EST R

IV
ER R

O
AD N

ORTH

1
0

'-4
 1

/4
" 
T

O
 P

R
O

P
E

R
T

Y
 L

IN
E

4
 1

/2
" 

T
O

 U
T
IL

IT
Y

 E
A

S
E

M
E

N
T

PROPERTY CORNER

PROPERTY CORNER

PROPERTY LINE
PROPERTY CORNER

EXISTING UTILITY 
EASEMENT

R
E

T
A

IN
IN

G
 W

A
L

L
 

IN
T
O

 R
IG

H
T
-O

F
-W

A
Y

; 
R

E
F

E
R

 T
O

 C
IV

IL

V
E

H
IC

L
E

 R
A

M
P

PLAY STRUCTURE;
REFER TO LANDSCAPE

VEHICLE ENTRY @ 
SUBLEVEL BELOW

FENCED DOG RUN; 
REFER TO LANDSCAPE

PLAY LAWN; REFER TO 
LANSCAPE

B
U

IL
D

IN
G

 
E

M
E

R
G

E
N

C
Y

 
E

G
R

E
S

S

E
L

E
C

T
R

IC
A

L
 

T
R

A
N

S
F

O
R

M
E

R
 

&
 L

A
N

D
S

C
A

P
E

 
S

C
R

E
E

N
IN

G

PROPOSED CURB & 
GUTTER LOCATION; 
REFER TO CIVIL

PROP LINE

23'-0" TO

PROPERTY LINE
10'-0 5/8" BLDG TO 

TO PROP. LINE
5'-10 1/2" BALCONY

TO PROPERTY LINE
10'-9 1/2" GLAZED BLDG FACE

RESIDENT-ONLY 
AMENITY ENTRY; 
LEVEL 1

2
5

'-0
"

L
O

A
D

IN
G

L
IN

E
 O

F
 R

O
O

F
 E

L
E

M
E

N
T
 

P
R

O
JE

C
T
IN

G
 A

B
O

V
E

©
 U

R
B

A
N

W
O

R
K

S
 A

R
C

H
IT

E
C

T
U

R
E

 L
L
C

, 
2

0
1

8

9
0
1

 N
O

R
T

H
 T

H
IR

D
 S

T
R

E
E

T
, 

S
U

IT
E

 1
4

5
, 

M
IN

N
E

A
P

O
L
IS

, 
M

N
  

5
5

4
0

1

CONSULTANT

PRELIMINARY

REVISIONS

DATE

PROJECT #

PHASE

DRAWN BY

CHECKED BY

NOT FOR 

CONSTRUCTION

LAND USE  APPLICATION

07.01.2020

FOR CITY PERMIT USE

7
/1

/2
0

2
0
 1

0
:1

3
:4

1
 P

M
C

:\
!R

e
v
it
 P

ro
je

c
t 
F

ile
s
\1

9
-0

0
3
5

 -
 2

0
2

5
 W

e
s
t 
B

ro
a

d
w

a
y
 (

P
iz

z
a
)\

1
9

-0
0

3
5

 A
2

0
 d

e
v
o

n
.l
u
n

d
y
.r

v
t

2
0
2

5
 W

 R
iv

e
r 

R
o

a
d

, 
M

in
n

e
a

p
o

lis
, 
M

N
  

5
5

4
1

1

7/1/2020
19-0035

LAND USE & PDR

DPSL

DPSL

ARCHITECTURAL

SITE PLAN

AL101

2
0

2
5

 W
e

s
t 

R
iv

e
r 

R
d

1/16" = 1'-0"AL101

ARCHITECTURAL LANDSCAPE PLAN1 0' 4' 8' 16'

N



DY

H

DY

H

H

GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000

KEYNOTES:

A302

2

A301

2

A3011

A303

1

A302

1

A303 2
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REFER TO A101.0 FOR LEVEL 1 PLAN

REFER TO
 A101.0 FO
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MULTI-PURPOSE
003 | 2,025 SF

SUBLEVEL
PARKING
001 | 25,822 SF

SUBLEVEL
PARKING
001 | 25,822 SF

RESIDENTIAL
LOBBY
002 | 2,030 SF
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GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000

KEYNOTES:
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133 | 655 SF
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CLUB ROOM
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AMENITY
112 | 634 SF
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GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000
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GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000
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GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000
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GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000
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GENERAL PLAN NOTES:
1. DIMENSIONS AT EXTERIOR WALLS ARE TO OUTSIDE 

FACE OF SHEATHING

2. DIMENSIONS AT INTERIOR WALLS ARE TO FACE 
OF WALL UNLESS OTHERWISE NOTED

3. DIMENSIONS AT UNIT DEMISING ARE TO 
CENTERLINE OF WALLS

6. EXTEND ALL SHAFTS TO UNDERSIDE OF ROOF 
SHEATHING OR TOP OF ROOF PENETRATIONS 
WHERE APPLICABLE

8. ALL RESIDENTIAL DEMISING WALLS AT METAL STUD 
LOCATIONS ARE TYPE K3, K6, K6A, K8, K8A, AND
K8B 1HR FIRE RATING, WITH ACOUSTIC RATING

10. ALL RESIDENTIAL CORRIDOR WALLS AT METAL STUD 
LOCATIONS ARE TYPE B6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

12. ALL UNITS ARE TYPE B ACCESSIBLE UNLESS 
OTHERWISE NOTED

13. MAINTAIN 8'-2" MIN. CLEAR HEIGHT AT PARKING 
AREAS INDICATED ON PLANS, ALL OTHER PARKING 
AREAS SHALL PROVIDE 7'-2" MIN. CLEAR HEIGHT

4. DIMENSIONS AT CMU ARE TO FACE OF CMU UNLESS 
OTHERWISE NOTED

7. NO PENETRATIONS OR OPENINGS ALLOWED IN 
SHAFT WALLS UNLESS THEY EXPRESSLY SERVE THE 
SHAFT

5. DIMENSIONS AT CAST-IN-PLACE CONCRETE WALLS  
ARE TO FACE OF WALL UNLESS OTHERWISE NOTED

9. ALL RESIDENTIAL DEMISING WALLS AT WOOD STUD 
LOCATIONS ARE TYPE V3, V6, V6A, V8, V8A, AND V8B
1HR FIRE RATING, WITH ACOUSTIC RATING

11. ALL RESIDENTIAL CORRIDOR WALLS AT WOOD STUD 
LOCATIONS ARE TYPE W6, 1 HR FIRE RATING, WITH 
ACOUSTIC RATING - UNLESS OTHERWISE NOTED 

14. PROVIDE WALL BLOCKING AT KITCHEN WALLS AND 
ALL BATHROOM LOCATIONS INDICATED ON SHEET 
AR000
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GENERAL ROOF NOTES:
1. PROVIDE WALKING PADS FROM ROOF ACCESS 

POINT TO AND AROUND ALL MECHANICAL 
EQUIPMENT.

2. GUARD RAILING REQUIRED AT ALL LOCATIONS 
WHERE ROOF TOP EQUIPMENT IS WITHIN 10'-0" FROM 
EDGE OF ROOF.

3. PROVIDE WINDOW WASHING ANCHORS PER THE 2015 
MINNESOTA BUILDING CODE SECTION 3112.

4. ALL ROOF DRAINS TO DRAIN INTERNALLY THROUGH 
BUILDING TO STORM SEWER.

5. ALL OVER FLOW ROOF DRAINS TO DAYLIGHT IN 
LANDSCAPE AREA.

VERIFY FINAL WINDOW WASHING ANCHOR LAYOUT 
w/ ANCHOR SUPPLIER/MANUFACTURER.

6.

KEYNOTES:

A302

2

A301

2

A3011

A303

1

A302

1

A303 2

ROOFTOP MECHANICAL UNIT

MAINTENANCE ROOF ACCESS

ELEVATOR OVERRUN

TRASH CHUTE VENTS

ROOFTOP 
MECHANICAL UNIT

RDOFRDOFRDRD

A

B

C

D

E

F

G

J

K

L

M

2 3 5 6 7 8

13.610 11 12 13 14 15 16 18

A302

3

A303

3

H

17 19

1

PROPERTY LINE
PROPERTY LINE

PROPERTY LINEPROPERTY LINE

ELEVATOR 
OVERRUN

RD

OFRD

RD

OFRD

RD OFRD RD OFRD RD
OFRD

SLOPE
1/4" = 1'-0"

SLOPE
1/4" = 1'-0"

SLOPE
1/4" = 1'-0"

SLOPE
1/4" = 1'-0"

S
L
O

P
E

1
/4

" 
=

 1
'-0

"
S

L
O

P
E

1
/4

" 
=

 1
'-0

"

S
L
O

P
E

1
/4

" 
=

 1
'-0

"
S

L
O

P
E

1
/4

" 
=

 1
'-0

"

S
L
O

P
E

1
/4

" 
=

 1
'-0

"
S

L
O

P
E

1
/4

" 
=

 1
'-0

"

S
L
O

P
E

1
/4

" 
=

 1
'-0

"
S

L
O

P
E

1
/4

" 
=

 1
'-0

"

S
L
O

P
E

1
/4

" 
=

 1
'-0

"
S

L
O

P
E

1
/4

" 
=

 1
'-0

"

GUTTER & DOWNWPOUT 
w/ SPLASHBLOCK

GUTTER & DOWNWPOUT 
w/ SPLASHBLOCK

WALKWAY PADS, TYP.

WALKWAY PADS, TYP.

WALKWAY 
PADS, TYP.

SUSPENDED BALCONY 
BELOW, TYP.

MATCHLINEMATCHLINE

OVERFRAMED ROOF ELEMENT

©
 U

R
B

A
N

W
O

R
K

S
 A

R
C

H
IT

E
C

T
U

R
E

 L
L
C

, 
2

0
1

8

9
0
1

 N
O

R
T

H
 T

H
IR

D
 S

T
R

E
E

T
, 

S
U

IT
E

 1
4

5
, 

M
IN

N
E

A
P

O
L
IS

, 
M

N
  

5
5

4
0

1

CONSULTANT

PRELIMINARY

REVISIONS

DATE

PROJECT #

PHASE

DRAWN BY

CHECKED BY

NOT FOR 

CONSTRUCTION

LAND USE  APPLICATION

07.01.2020

FOR CITY PERMIT USE

7
/1

/2
0

2
0
 1

0
:1

3
:0

2
 P

M
C

:\
!R

e
v
it
 P

ro
je

c
t 
F

ile
s
\1

9
-0

0
3
5

 -
 2

0
2

5
 W

e
s
t 
B

ro
a

d
w

a
y
 (

P
iz

z
a
)\

1
9

-0
0

3
5

 A
2

0
 d

e
v
o

n
.l
u
n

d
y
.r

v
t

2
0
2

5
 W

 R
iv

e
r 

R
o

a
d

, 
M

in
n

e
a

p
o

lis
, 
M

N
  

5
5

4
1

1

7/1/2020
19-0035

LAND USE & PDR

DPSL

DPSL

ROOF PLAN -

OVERALL

A201.0

2
0

2
5

 W
e

s
t 

R
iv

e
r 

R
d

1/16" = 1'-0"A201.0

A201.0 - ROOF PLAN - OVERALL1 0' 1' 2' 4'

N



REFER TO G005 AND G006 FOR ADDITIONAL 
EXTERIOR MATERIAL KEYNOTE INFORMATION

2. REFER TO SPECIFICAITON FOR DETAILED EXTERIOR 
MATERIAL INFORMATION

EXTERIOR NOTES:
1.

KEYNOTES:

LEVEL 1
828'-6"

LEVEL 2
839'-6"

ROOF
891'-11 3/8"

SUBLEVEL 1
815'-0"

LEVEL 3
849'-11 7/8"

LEVEL 4
860'-5 3/4"

LEVEL 5
870'-11 5/8"

LEVEL 6
881'-5 1/2"

EXTERIOR MATERIALS - UPDATED 6/29/2020

ALUMINUM STOREFRONT [AFS] 1221sf 7.9%
BRICK MASONRY VENEER [BRICK] 1810sf 12.6%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 6125sf 42.9%
FIBER CEMENT PANELS [FCP] 1481sf 8.9%
FIBERGLASS WINDOW/DOOR [WDW-FG] 3700sf 27.7%

TOTAL 14337sf
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EXTERIOR MATERIALS - UPDATED 6/29/2020

ALUMINUM STOREFRONT SYSTEM [AFS] 992sf 5.8%
BRICK MASONRY VENEER [BRICK] 1268sf 7.4%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 8904sf 51.9%
FIBER CEMENT PANELS [FCP] 714sf 4.2%
FIBERGLASS WINDOW/DOOR [WDW-FG] 5285sf 30.8%

TOTAL 17163sf
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[AFS] (08 40 00) ALUMINUM-FRAMED ENTRANCES,
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[BRICK] (04 20 01) BRICK MASONRY VENEER

[DR-SLIDING-FG] (08 16 73) FIBERGLASS SLIDING DOORS

[FCP-1] (07 46 46) FIBER CEMENT PANELS, TYPE 1

[LOUVER-MP] (23 80 00) LOUVER FOR PACKAGED
THROUGH-THE-WALL HVAC UNIT, EXTRUDED
ALUMINUM, CUSTOM COLOR SELECTED BY
ARCHITECT

[MET-PANEL-ACM] (07 42 13.23) METAL COMPOSITE MATERIAL
WALL PANELS

[MET-PANEL-CF-1] (07 42 13) CONCEALED FASTENER METAL
WALL PANEL, TYPE 1

[MET-PANEL-CF-2] (07 42 13) CONCEALED FASTENER METAL
WALL PANEL, TYPE 2

[RAIL-BALC-GLASS] (05 73 00) ALUMINUM BALCONY, DECK, AND
GLASS RAILING

[WDW-FG] (08 54 13) FIBERGLASS WINDOW, COLOR:
BLACK
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REFER TO G005 AND G006 FOR ADDITIONAL 
EXTERIOR MATERIAL KEYNOTE INFORMATION

2. REFER TO SPECIFICAITON FOR DETAILED EXTERIOR 
MATERIAL INFORMATION

EXTERIOR NOTES:
1.

KEYNOTES:

LEVEL 1
828'-6"

LEVEL 2
839'-6"

ROOF
891'-11 3/8"

LEVEL 3
849'-11 7/8"

LEVEL 4
860'-5 3/4"

LEVEL 5
870'-11 5/8"

LEVEL 6
881'-5 1/2"

13.6 14 15 16 17.2 18

EXTERIOR MATERIALS - UPDATED 6/29/2020

ALUMINUM STOREFRONT [AFS] 0sf
BRICK MASONRY VENEER [BRICK] 750sf 8.6%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 4117sf 47.0%
FIBER CEMENT PANELS [FCP] 832sf 9.5%
FIBERGLASS WINDOW/DOOR [WDW-FG] 3057sf 34.9%

TOTAL 8756sf
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EXTERIOR MATERIALS - UPATED 6/29/2020

ALUMINUM STOREFRONT [AFS] 66sf 0.4%
BRICK MASONRY [BRICK] 1172sf 7.8%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 7648sf 50.7%
FIBER CEMENT PANELS [FCP] 1044sf 6.9%
FIBERGLASS WINDOW/DOOR [WDW-FG] 5148sf 34.1%

TOTAL 15077sf
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EXTERIOR MATERIALS - UPDATED 6/29/2020

BRICK MASONRY VENEER [BRICK] 226sf 10.2%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 1151sf 52.1%
FIBER CEMENT PANELS [FCP] 239sf 10.8%
FIBERGLASS WINDOW/DOOR [WDW-FG] 592sf 26.8%

TOTAL 2208sf
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[DR-SLIDING-FG] (08 16 73) FIBERGLASS SLIDING DOORS

[FCP-1] (07 46 46) FIBER CEMENT PANELS, TYPE 1

[LOUVER-MP] (23 80 00) LOUVER FOR PACKAGED
THROUGH-THE-WALL HVAC UNIT, EXTRUDED
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ARCHITECT
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[MET-PANEL-CF-1] (07 42 13) CONCEALED FASTENER METAL
WALL PANEL, TYPE 1

[MET-PANEL-CF-2] (07 42 13) CONCEALED FASTENER METAL
WALL PANEL, TYPE 2

[RAIL-BALC-GLASS] (05 73 00) ALUMINUM BALCONY, DECK, AND
GLASS RAILING

[WDW-FG] (08 54 13) FIBERGLASS WINDOW, COLOR:
BLACK
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REFER TO G005 AND G006 FOR ADDITIONAL 
EXTERIOR MATERIAL KEYNOTE INFORMATION

2. REFER TO SPECIFICAITON FOR DETAILED EXTERIOR 
MATERIAL INFORMATION

EXTERIOR NOTES:
1.

KEYNOTES:

LEVEL 1
828'-6"

LEVEL 2
839'-6"

ROOF
891'-11 3/8"

SUBLEVEL 1
815'-0"

LEVEL 3
849'-11 7/8"

LEVEL 4
860'-5 3/4"

LEVEL 5
870'-11 5/8"

LEVEL 6
881'-5 1/2"

EXTERIOR MATERIALS - UPDATED 6/29/2020

ALUMINUM STOREFRONT [AFS] 314sf 1.9%
BRICK MASONRY VENEER [BRICK] 1067sf 7.8%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 8552sf 52.2%
FIBER CEMENT PANELS [FCP] 866sf 5.3%
FIBERGLASS WINDOW/DOOR [WDW-FG] 5585sf 34.1%

TOTAL 16384sf
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LEVEL 6
881'-5 1/2"

2345

EXTERIOR MATERIALS - UPDATED 6/29/2020

BRICK MASONRY VENEER [BRICK] 373sf 5.5%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 3173sf 47.2%
FIBER CEMENT PANELS [FCP] 771f 11.5%
FIBERGLASS WINDOW/DOOR [WDW-FG] 2409sf 35.8%

TOTAL 6726sf
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EXTERIOR MATERIALS - UPDATED 6/29/2020

ALUMINUM STOREFRONT [AFS] 58sf 5.1%
BRICK MASONRY VENEER [BRICK] 50sf 4.4%
CONCEALED FASTENER METAL PANEL [MET-PANEL-CF] 756sf 66.5%
FIBER CEMENT PANELS [FCP] 32sf 2.8%
FIBERGLASS WINDOW/DOOR [WDW-FG] 240sf 21.1%

TOTAL 1136sf
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[AFS] (08 40 00) ALUMINUM-FRAMED ENTRANCES,
STOREFRONTS, AND CURTAIN WALLS

[BRICK] (04 20 01) BRICK MASONRY VENEER

[CONC-CAST] (03 30 00) CAST-IN-PLACE CONCRETE

[DR-SLIDING-FG] (08 16 73) FIBERGLASS SLIDING DOORS

[FCP-1] (07 46 46) FIBER CEMENT PANELS, TYPE 1

[MET-PANEL-CF-1] (07 42 13) CONCEALED FASTENER METAL
WALL PANEL, TYPE 1

[MET-PANEL-CF-2] (07 42 13) CONCEALED FASTENER METAL
WALL PANEL, TYPE 2

[RAIL-BALC-GLASS] (05 73 00) ALUMINUM BALCONY, DECK, AND
GLASS RAILING

[WDW-FG] (08 54 13) FIBERGLASS WINDOW, COLOR:
BLACK

1/8" = 1'-0"A303

EXTERIOR ELEVATION - WEST2

1/8" = 1'-0"A303

EXTERIOR ELEVATION - WEST COURTYARD  - SOUTH SIDE3
1/8" = 1'-0"A303

EXTERIOR ELEVATION - EAST COURTYARD - SOUTH SIDE1

0' 2' 4' 8'

0' 2' 4' 8'



A.	 [WDW-FG]  FIBERGLASS WINDOW, BLACK

B.	 [AFS]  ALUMINUM FRAMED STOREFRONT, BLACK ANODIZED

C.	 [MET-PANEL-ACM]  METAL COMPOSITE MATERIAL WALL PANEL, 
BLACK; PREFINISHED METAL FLASHING AND LOUVERS

D.	 [FCP-1]  FIBER CEMENT PANELS, BLACK

E.	 BRICK MASONRY VENEER

F.	 [MET-PANEL-CF-1] 
CONCEALED FAS-
TENER METAL WALL 
PANEL, PROFILE 1

G.	 [MET-PANEL-CF-2] 
CONCEALED FASTENER 
METAL WALL PANEL, 
PROFILE 2

2025 W RIVER RD

A

B

C

D

D
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H.	 [MET-PANEL-CF-3] 
CONCEALED FASTENER 
METAL WALL PANEL, 
PROFILE 3
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I hereby certify that this report was prepared by me 
or under my direct supervision, and that I am a duly 
Licensed Professional Engineer under the laws of the 
State of Minnesota. 
 
 
By:      
  Jonah Finkelstein, PE, RSP 
  License No. 56120 
 
Dated: 05/19/2020   

Jonah Finkelstein, PE, RSP
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From: Susan Pilarski
To: aduininck@ncsrcc.org; raya.esmaeili@metrocouncil.org; samuel.rockwell@gmail.com; Schroeder, Jeremy;

cmeyer@minneapolisparks.org; kimberly.caprini@mpls.k12.mn.us; Raya.Esmaeili@metc.state.mn.us;
adlpierdesign@gmail.com; Amy.sweasy@hennepin.us; David Frank; Ellison, Jeremiah; Smith, Mei-Ling C.;
Baldwin, Lisa M.

Subject: [EXTERNAL] Broadway Pizza proposed redevelopment / Letter of concern for Public Safety
Date: Thursday, May 14, 2020 2:04:15 PM

May 14, 2020
 
 
Dear Planning Commissioners and members of the Commission of the Whole,
 
I am aware of the proposed plan to develop the Broadway Pizza site on West River Parkway
and Broadway to build 163 units of affordable housing.
As a resident of the Hawthorne neighborhood, in my opinion, the proposed development for
this site does not follow the housing goals of the City’s 2040 plan; it also doesn’t follow the
goals and guidelines of the Minneapolis Near Northside Master Plan or of the Above the Falls
Plan. In addition, there is a strong impact on public safety which I would like to address below:
  

Since I reside very close to the site and live it every day, the corner of Broadway and
West River Parkway is a very high traffic area.  This includes both automobile and truck
traffic (18 wheelers as well).  The large trucks cannot fit under the railroad bridge on

Broadway so they are diverted onto W. River Parkway to follow 22nd St. to the 94
freeway.  In addition to all the truck traffic, very often cars run the red light on
Broadway, making it dangerous to cross for both vehicle and foot traffic.

 
Currently, there is no mass transit stop.  If that were to change and a bus stop was
placed on the corner of Broadway and W. River Parkway, pedestrians would have to be
aware of the heavy traffic flow when crossing Broadway for an eastbound ride.  This can
be especially dangerous for children.

 
For pedestrians crossing the Broadway bridge by foot, bike or for the disabled, there is
no guard rail to protect pedestrians from traffic.  Often there is broken glass on the
sidewalk making it difficult to cross.

 
The property is located next to the large Minneapolis Recycling center as well as the
railroad tracks for both the Burlington Northern and Canadian Pacific railroads.  These
are working tracks that are very close to the proposed plan and used daily. Often, I’ve
witnessed teens and children walking the tracks and climbing on parked railroad cars,
whether there is a fence or not. All this adds to a very busy traffic center and a safety
and pollution concern for residents.  Would anyone be able to open a window?

 

mailto:spilarski@comcast.net
mailto:aduininck@ncsrcc.org
mailto:raya.esmaeili@metrocouncil.org
mailto:samuel.rockwell@gmail.com
mailto:jeremy.schroeder@minneapolismn.gov
mailto:cmeyer@minneapolisparks.org
mailto:kimberly.caprini@mpls.k12.mn.us
mailto:Raya.Esmaeili@metc.state.mn.us
mailto:adlpierdesign@gmail.com
mailto:Amy.sweasy@hennepin.us
mailto:David.Frank@minneapolismn.gov
mailto:jeremiah.ellison@minneapolismn.gov
mailto:Mei-Ling.Smith@minneapolismn.gov
mailto:Lisa.Baldwin@minneapolismn.gov


In my opinion, dense housing conditions such as this proposal should no longer be an
acceptable best use building practice.  Due to our current health crisis and whatever the
future may hold, it isn’t wise or safe to continue on the same path of building large
apartments on every available parcel.

 
Often public policy doesn’t account for the reality of the impact this type of safety/pollution
may cause on the health of the community.  I believe this space is more suitable for uses other
than housing.
 
 
Susan Pilarski – Hawthorne resident
2344 River Pointe Circle
 

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening
links or attachments.



 
May 12, 2020 

 
Dear Planning Commissioners: 
 
In advance of this week’s Committee of the Whole review of the revised development proposal for 
2025 West River Road, we at Friends of the Mississippi River (FMR) would like to share some 
comments on the project. We recognize that this project is not yet pursuing formal approval, but we 
wanted to provide feedback now while the proposal is still being shaped. 
 
For over 25 years, FMR has taken a particular interest in the Above the Falls region of North and 
Northeast Minneapolis. The disparities in this area’s river access and contiguous riverfront trails are 
connected to other disparities such as income, health, and racial and environmental injustice. We 
stand alongside residents who advocate for a future that reconnects neighborhoods to their 
riverfront as industrial uses move elsewhere.  
 
Early North Minneapolis riverfront redevelopments, such as this one, will set the tone for the decades 
of future development we anticipate as the Northside riverfront transitions away from industrial 
uses. We hope that the riverfront will welcome and reflect existing North Minneapolis residents, 
serving as an extension of the Northside rather than of the North Loop.  
 
When a project seeks a Conditional Use Permit, as this one is, we hope to see something exceptional 
in exchange. We don’t believe this proposal meets that bar. The updated project proposal does not 
appear to respond to many of the concerns we heard raised in February by the Committee of the 
Whole as well as members of the Hawthorne Neighborhood housing committee.   
 
Most notably, this project still lacks any kind of commercial or public use. We strongly believe that 
public-serving commercial activity should be a priority for this site. As commissioners noted during 
February’s review of this project, this site sits at a major intersection that’s an important gateway to 
North Minneapolis and to the Mississippi riverfront. It’s a midpoint between existing commercial 
nodes along Broadway Avenue on both sides of the river and could serve as a connection between 
those. Moreover, the loss of Broadway Pizza as a rare sit-down restaurant in the neighborhood is 
acutely felt. This proposal does not respond to these concerns. We encourage the Commission to 
continue seeking a first-floor commercial use in this project. 
 
In February we also heard commissioners request that the project contribute to an active riverfront. 
The updated project does include some balconies and a modest terrace on the river side of the 
building, which we appreciate. The main outdoor building amenities, such as the play area and the 



dog run, are still located near the parking lot and railroad tracks instead of near the river parkway. 
We understand the desire to maintain the slope that obscures the first-floor parking, but adding 
more river-facing amenities would improve the building’s connection to its surrounding 
neighborhood. 
 
Although Minneapolis will not adopt a new Mississippi River Corridor Critical Area (MRCCA) ordinance 
until later this year, we encourage the Commission to make decisions, when possible, in the spirit of 
this forthcoming ordinance. FMR hopes to see CUP requests accompanied by a written analysis of 
how the CUP is consistent with the character and purpose of the site’s Critical Area designation. This 
should include some discussion of how a project relates to and enhances the Mississippi riverfront. 
 
We also expect that CUPs will be contingent on the use of mitigation strategies. In cases of excessive 
structure height, such as this, mitigation strategies could include tiering the building back from the 
river, using natural-looking building materials that reduce visual impact, or increasing vegetative 
screening. In contract, this revised design actually appears to increase the building’s visual impact 
through reduced tiering and less varied siding. 
 
Given this site’s presence in a major international migration flyway, another mitigation strategy could 
be a commitment to using bird-safe glass. We hope to see the developer include some of these 
mitigation strategies should this project advance. 
 
We do appreciate that this project responds to the need for affordable housing, and particularly for 
larger units. The inclusion of 3-bedroom units is laudable. The level of affordability provided by this 
project may help meet a regional need, though it will not meet North Minneapolis residents’ 
affordable housing needs as rents will be above the existing market rate for the neighborhood.  
 
We encourage the Commission to continue their thoughtful review of this project, and to advocate 
for a development deserving of this important gateway location. Thank you for your consideration. 
 
Sincerely, 
 

 
Colleen O’Connor Toberman 
River Corridor Director 
 
 





City of Minneapolis 

Planning Commission 

350 South 5th Street 

Minneapolis, MN 55415 

Attention: Sam Rockwell, President 

 

As a property homestead owner in the City of Minneapolis and the neighborhood of Hawthorne, I am 
writing to communicate regarding the plans being developed for the site where currently the Broadway 
Bar and Pizza is located at 2025 West River Road North.  There is a proposal being brought before the 
City to redevelop the site in ways that are not beneficial to the community.  As part of the proposal by 
Schafer Richardson, the developer, (with a phone number of 612-371-3000), Broadway Bar and Pizza will 
be sold and affordable housing will be built on site. Originally, there used to be the Riverview Supper 
Club nearby.  The community could enjoy a meal on the Mississippi River. This is the Gateway to North 
Minneapolis and ideally the greater community could wish for a fine dining restaurant.  It could be 
something like a P.F Chang’s or Granite City, or other possibilities such as, African American cuisine, 
Asian, or Hispanic cuisine.  This would attract new and younger citizens to the Northside.  This could be 
the beginning of bringing some stability to the community by increasing income in the neighborhood.  A 
patio could be added for the summertime with a very attractive building and menu creating a desire for 
people from the neighborhood and outside of the neighborhood to enjoy being together. Most 
Community residents have overwhelmingly requested a sit down restaurant on site.  To my knowledge, 
Schafer Richardson has refused to consider this, even though they have newly constructed properties 
with this amenity.   

We need change in North Minneapolis.  We can’t continue to do the same things and expect a different 
outcome.   As far as housing, we all know there has been no market rate housing built in the 55411 zip 
code in the past ten years, only affordable housing.    North Minneapolis needs the same types of 
amenities as other areas of the City. Let’s not take away one of the few sit down restaurants on the 
Northside and not add another, or at least  something more creative that will draw people to North 
Minneapolis. 

Respectively, 

  

Georgianna Yantos 

   

 

 

 

 

 



From: Ron Anderson
To: Smith, Mei-Ling C.
Subject: [EXTERNAL] Concerns Regarding the Broadway Pizza Development
Date: Sunday, September 13, 2020 7:36:35 PM
Attachments: Broadway Redevelopment Project Letter to Planning Commission 6-12-20 (2).pdf

Ms. Smith,

I am reaching out to you to ask for your assistance regarding the proposed Shafer Richardson
redevelopment project at West River Road and Broadway (at the the current site of Broadway
Pizza).  My wife and I live just down the street from that location in the Riverview
Townhomes (two blocks North on West River Road).   We moved there from a big house in
Minnetonka 12 years ago to enjoy our empyy nesting years with the beautiful river front views
and access to a wealth of great restaurants and entertainment attractions.  As a multi-racial
family, we also wanted to contribute to the revitalization of North Minneapolis.  

My wife and I and our fellow residents of Riverview Townhomes have strong concerns over
the current development plan.   We would welcome an attractive mixed use development that
would contribute to revitalizing North Minneapolis by providing much needed affordable
AND market rate housing and a badly needed sit down restaurant.   We oppose the current
plan of a rather mundane all-affordable housing163-unit apartment that:

Isn’t aesthetically worthy of such a prime riverfront location with spectacular views of
the Minneapolis Skyline.
Has a proposed density that is much too high for the site.
Introduces significant safety and security issues.
Continues to concentrate affordable housing in North Minneapolis (as all 325 of the new
rental units built in North Minneapolis since 2010 have been affordable housing units).
Wastes a rare opportunity to add the much needed market rate housing necessary to
reestablish a thriving middle class in North Minneapolis.
Is in violation of the Minnesota Department of Natural Resources maximum height for
what the DNR has deemed a critical area along the Mississippi River.
Is in direct opposition of a number of stated goals of the Minneapolis "2040 Plan”. 

I’ve attached a document below that explain the above concerns much more fully.  Schafer
Richardson (the project developer) will be making its presentation to the Minneapolis
Planning Commission on September 21st at 4:30 PM.   My wife, myself and our fellow
residents would be extremely appreciative if you would take a few minutes to review the
attached document and express your concerns to the appropriate parties to help ensure a
positive conclusion to this process.  We encourage Minneapolis to take full advantage of this
rare opportunity to develop such a unique parcel of prime river front property in a manner that
is worthy of being the “Gateway to North Minneapolis” and helps make the vision of the
"2040 Plan” one big step closer to reality.   

Please feel free to contact me with any questions, comments or concerns.  And thank you in
advance for your assistance.

Ron Anderson
2331 River Pointe Circle

mailto:ronandersonminn@aol.com
mailto:Mei-Ling.Smith@minneapolismn.gov
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RIVERVIEW TOWNHOMES ASSOCATION 


06/12/20 


City of Minneapolis Planning Commission 
350 South 5th Street, Room 331 
Minneapolis, MN 55415 


RE: Proposed Redevelopment of Broadway Pizza Property/2025 West River Road North 


Dear Commissioners: 


We write with concern on behalf of the Riverview Townhomes Association about the proposed 
housing development plan on the site of the Broadway Pizza restaurant located at West 
Broadway & West River Road North in the North Minneapolis Hawthorne neighborhood.  


We have examined the preliminary plans provided to us by Schaefer Richardson and wish to 
object strongly to this development for the following reasons and detailed in the table. 


1. While the development of additional housing may be desirable for the City, it must be
done with due consideration to the already fragile nature of our tax base in North Minneapolis.
Continuing to concentrate only lower income housing in our community, without carefully
considering projects that include mixed income housing, much like the development project
being built on Lowry and Marshall Avenues in Northeast, puts us further behind the critically
important goal of building community wealth. From 2010- 2018; 325 new rental units were
developed in Near North, none of them were developed at Market Rate. All of the new projects
were solely affordable housing.*Twin Cities Multifamily Market 2017-18.


2. We have seen multiple examples of failed projects in our City and hope to learn from
these mistakes.  A notable example of this is the July 1992 federal lawsuit (Hollman v. Cisneros)
filed by Minnesota Legal Aid and the National Association for the Advancement of Colored
People (NAACP) on behalf of a group of plaintiffs living in public housing in Minneapolis
claiming that the policy of providing concentrated low-income housing in the city perpetuated
racial and low-income segregation. In April 1995, a consent decree was signed that committed
the co-defendants, including the City of Minneapolis, to a series of dramatic policy changes
aimed at deconcentrating family public housing in Minneapolis. The so-called "Hollman decree"
attempted to combine several important initiatives in public housing: (1) the redevelopment of
older, less functional public housing projects into mixed-income, mixed-use communities;
and (2) the use of housing vouchers to allow low-income families to move out of neighborhoods
of high poverty.  The resulting Heritage Park on the West side of downtown Minneapolis is an
example of how to create mixed income communities that, in the long run, are more vibrant and
sustainable.  We want our City's history to serve as a reminder to develop housing in a manner
that reduces concentrations of poverty and creates income diversity to ensure a healthier
community.


According to the Dougherty Mortgage Market Report, from 2010- 2018, “72 % of the new supply 
[of affordable housing] has occurred in five areas: Near North, Phillips and Longfellow in 
Minneapolis, and St. Anthony/Midway and West 7th Summit Hill in St. Paul.”   This statistic 
suggests that we are moving in a potentially harmful direction by not carefully dispersing 
affordable housing throughout the City. 


3. For the “average” citizen who is lucky enough to own a home, their greatest source of
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wealth is that home. Only 30.5% of people in Hawthorne own their home. Since 2008, we lost 
10,000 middle class homeowners in our community due the financial crisis. We need to make 
every effort to bring those homeowners back into Hawthorne neighborhood. While we are not 
suggesting that this becomes a home ownership project, this development must be part of the 
solution: to attract residents with a range of incomes and thereby stabilizing our Northside 
community. 


4. The goals as stated and adopted by the City Council in its 2040 Comprehensive Plan (the
"2040 Plan") are intended to provide direction to staff in the development of policies that guide
the future development of the city where all communities thrive. As currently proposed, this
development does not meet 2040 Plan goals important to the future of our community in North
Minneapolis.


a. The 2040 Plan Goal #9 states, “in 2040, all Minneapolis residents will have access to
employment, retail services, healthy food, parks and other daily needs via walking,
biking and public transit.” This project does not meet the requirement of complete
neighborhoods because it concentrates housing but does not provide any space for
much-needed amenities, such as retail or food services that are open and accessible
to the neighboring community.


One specific policy related to the critical nature retail holds in our communities is 


2040 Plan policy #4, which describes active steps the City will take to reduce 


greenhouse gas emissions by including more commercial locations within walking 


and biking distance of our neighborhoods. Policy 4 states, “in most of Minneapolis, 


demand for retail is much higher than supply, indicating an opportunity to make retail 


more convenient for everyone and thereby reduce car trips and greenhouse gas 


emissions.”  


b. There is overwhelming support in our community for a sit-down restaurant. A 
restaurant is not included in the plan because, according to the developer, an all-
affordable housing project cannot economically support a restaurant. Clearly, that is 
untrue as developers in NE, the Loop and other areas contiguous to North Minneapolis 
have recently completed all-affordable housing developments that included a restaurant 
as well as other retail commercial use. But importantly, the better approach would be to 
develop a mixed income housing development, which would certainly support a 
restaurant.


c. The proposed project is in violation of 2040 Plan policy #37, which prioritizes mixed-
use housing. This policy reinforces our request for a more balanced approach to this 
project. The 2040 plan states that  "City intervention may be needed throughout the city 
to support mixed-income housing, including both market rate and affordable housing, at 
all levels of affordability."  In this instance, two of the 2040 action steps identified in 
Policy #37 are applicable to this project:


i. Action Step a.  "Create and refine policies, programs, regulations, and other 
tools to develop mixed-income housing throughout the city for ownership and 
rental housing." Any redevelopment of this land should be viewed as an 
opportunity to recoup some of the homeowners lost during the financial crisis 
and recruit new mixed-income residents.
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ii. Action Step c. "Cultivate a culture of mixed-income housing production
throughout the city." Every community adjacent to North Minneapolis is
developing mixed-income projects, so it is absolutely appropriate that such
development be undertaken in North Minneapolis as well.


d. The 2040 Plan most importantly addresses housing specifically in the Northside
in Policy #87:  “Reverse institutional harms caused to the Northside community by
building on the many assets of the community while also prioritizing community wealth
building in the form of housing, small business, public safety, youth opportunities, and
environmental justice.” One remedy to these institutional harms that moves us towards
reconciliation is for the City to commit to doing its part to build a spectrum of individual
and community wealth in North Minneapolis by creating a more sustainable healthy
housing stock that serves all existing, new and returning community residents. We have
assets in our community and we need to leverage those in any proposed development.


5. The density of the project is much too high for the proposed site.


a. Our understanding is that HUD will not finance the project due to the close 
proximity of the railroad tracks and associated safety concerns. This project should be 
under more scrutiny and provide additional precautions given these known safety 
concerns.


b. Crossing Broadway on the River Road, especially during a typical rush hour, is 
very dangerous given the number of cars and their accelerated speed. The proposed 
housing will significantly increase the number of drivers using this intersection. According 


to the Vision Zero Crash Study, Broadway St. NE is on the Crash Concentration 


Corridor. “Sixty-two (62) percent of all vehicle crashes occurred on six percent of the 


streets in the city.” The intersection of the River Road and Broadway is included in that 


6% of the Vehicle Crash Concentration Corridor. These corridors encompass an 


estimated 28 percent of the vehicle miles traveled on city streets (See Vision Zero Crash 


Study).


c. Eighteen-wheel semis frequently use this alternative route to turn from Broadway 
to West River Road as they cannot fit under the railroad bridge.  They can barely make 
the turn. Large trucks also turn from West River Road onto Broadway. The additional 
amount of commuter and resident load will put tremendous stress on this route and 
cause significant traffic delays in this area and will result in traffic incidents with semi-
trucks traveling this route daily.


d. The lack of a large play area for children in the proposed development makes this 


corner especially dangerous as children seek space to explore and play together.


6. The physical design of the development as currently proposed does not meet with 
character of the riverfront. There are many elements that are lacking including variation 
to roof lines, creative façade, or architectural design elements to achieve pedestrian 
friendly composition. There is no change to primary material to break up texture and no 
façade step backs or extensions to create variation. Additionally, its height elevation is in 
violation of the height restrictions established by the zoning requirements of the 
Mississippi River Corridor Critical Area. Please see attached Exhibit 1 for Slide Deck 
evaluation and comparison of proposed development with other recent developments.



http://www.minneapolismn.gov/www/groups/public/@publicworks/documents/webcontent/wcmsp-216606.pdf

http://www.minneapolismn.gov/www/groups/public/@publicworks/documents/webcontent/wcmsp-216606.pdf
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Comparison of Housing Type and Incomes in Certain Minneapolis Neighborhoods 


Total 
Population 


Housing 
Units 


Owner-
occupied 


Renter-
occupied 


Income 
less 
than 
$35,000 


Race 
– 
White 


Race 
– Of
Color 


Below 
Poverty 


Neighborhoods 


Hawthorne 4,717 1,780 30.5% 55.4% 57.2% 21.8% 78.2% 34.6% 


Near North 7,241 2,431 31.4% 61.3% 53.4% 15.4% 84.6% 36.3% 


Communities 


Near North 35,868 12,050 39.2% 52.8% 45.1% 23% 77% 30% 


Northeast 37,473 17,606 52.5% 42.7% 28.7% 74.9% 25.1% 15.7% 


Central 35,312 23,676 21% 69.3% 39.6% 66.2% 33.8% 24% 


Camden 30,729 11,792 58.4% 34.8% 35.6% 44.1% 55.9% 22.7% 


Calhoun Isles 32,424 18,964 35.5% 57.2% 19.8% 86.1% 13.9% 5.7% 


City 


Minneapolis 416,021 185,260 44.4% 49.5% 31.8% 63.8% 36.2% 19.9% 


County 


Hennepin 1,235,478 529,475 59.3% 35.7% 23.2% 72.6% 27.4% 11% 


Source: http://www.mncompass.org/profiles/neighborhoods/minneapolis-saint-paul#!areas 


Evaluation of Proposed Development based on the 2040 Comp Plan, Near Northside 


Master Plan, and Above the Falls Master Plan 


Plan Proposed 
Plan 


Meets 
Goal 


Proposed 
Plan 
does 
NOT 
Meet 
Goal 


Notes 


2040 Comprehensive Plan 


Goal #3 
Affordable and Accessible 


Housing 


X Project does not promote the 
development of new housing 


options in an area that currently 
lacks housing choices. 


Goal #6 
High-Quality Physical 


Environment 


X Project does not provide a 
thoughtful connection between 


public spaces (i.e. public realm) and 
private development.  


Policy 5 
Visual Quality of New 


Development 


X Project does not have a variety of 
architectural styles. No brick or 


block for visual interest.  


Goal #9 
Complete Neighborhoods 


X Project and site location does not 
promote a Complete Neighborhood. 



http://www.mncompass.org/profiles/neighborhoods/minneapolis-saint-paul#!areas
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Access to goods and services are 
not available to residents in this 


area.  


Policy #4 
Access to Commercial Goods 


and Services 


 X Project and site location does not 
promote a Complete Neighborhood. 
Access to goods and services are 
not available to residents in this 


area. 


Goal 12 
Healthy, Sustainable and Diverse 


Economy 


 X Project does not expand business 
opportunities in the area. No 


commercial or restaurant space is 
being provided. 


Policy #2 
Access to Employment 


 X Residents without a personal 
vehicle or a dedicated public transit 


route will not have access to 
employment.  


Policy #87 
Northside 


 X Project does not promote a diverse 
housing stock nor does it achieve 


housing stability.  


Policy #37 
Mixed Income Housing 


 X Project does not promote Mixed 
Income Housing.  


    


Minneapolis Near Northside 
Master Plan 


   


Principles for Neighborhood 
Design 


Action Plan Guiding Principles 


 X Project does not promote a mix of 
housing types. Buffers are not 


provided between non-compatible 
land uses.  Project does not include 


commercial or retail space.  


Urban Design Principles  X Project does not provide a “design 
for social integration”, “encourage 
new and support existing essential 
neighborhood amenities”, “design 
for safety”, or provide a “design 


within historic context”. 


    


Above the Falls Master Plan    


Community and Economic 
Development 


 X Project does not provide or support 
a residential/mixed use 


development 


  X Project only creates an additional 
concentration of affordable units 


and a further concentration of 
poverty.  


Housing  X Project may negativity affect further 
development in North Minneapolis 


due to the concentration of 
affordable housing.  
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Residential/Mix Use X Project does not support the market 
trends or the community needs. It 
only supports the concentration of 


poverty.  


Community Development and 
Housing 


X Project does not expand housing 
choices. The community is in the 
need for additional tax base and 
“move up” housing options at the 


riverfront.  


Supporting Residential 
Development 


X Project does not support the City’s 
housing policy. The City does not 


support concentrating new 
affordable housing in areas with 


high poverty rates.  


X Project does not indicate how they 
will address the fairly weak transit 


system in the area.  


Source: http://www.ci.minneapolis.mn.us/cped/planning/cped_plans 


We request consideration of the aforementioned concerns in any future decisions regarding 


redevelopment of 2025 River Road. We look forward to your response.  


Sincerely, 


Riverview Townhome Board and Residents


Ryan Streff  


Board Member/Hawthorne Resident


Dorothy Bridges 


Board Member/Hawthorne Resident 


Tim Baylor 


Hawthorne Resident 


Susan Pilarski 


Hawthorne Resident 


Susan Vikse 


Hawthorne Resident 


Angie Sherer 


Hawthorne Resident 


Jessica Sigel Sherer 


Hawthorne Resident 


Angela Priebe 


Hawthorne Resident 


CC: Honorable Mayor Jacob Frey 
Minneapolis City Council 


Minneapolis Park Board 



http://www.ci.minneapolis.mn.us/cped/planning/cped_plans
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BUILDING DESIGN AND MATERIALS CONCERN
Broadway Pizza Redevelopment
2025 West River Road


PURPOSE:
This design slide deck is being provided to outline the neighborhood 
concerns of the Building Design and Materials that are being proposed by 
Schafer Richardson for this redevelopment project.  


The design slide deck compares the proposed Schafer Richardson 
redevelopment to new/existing developments in the area that provide 
the following: 1) Creative façade and architectural design elements; 2) 
Variation in roof lines and roof styles; 3) Change in primary building 
materials and texture; 4) Façade step backs and façade extensions.


DESIGN CONSIDERATIONS:
• Gateway to North Minneapolis
• River Front / Pedestrian Design
• Quality Design and Building Materials
• Variation of roof lines and materials
• Timeless yet modern construction
• Integration with natural elements







Proposal
Developer - Schafer Richardson


Proposed Project


• Units: 163 Affordable Units


• Height: 7 Stories


• Parking: 163 stalls (74 below-grade and 89 surface stalls)


Building Materials


• Metal Siding - Two different colors at approx. 85% of the façade


• Block/Brick – One color along bottom at approx. 15% of the
façade.


Design / Massing / Height Variation


• NO creative façade or architectural design elements to achieve a
pedestrian friendly or river front facade composition.


• NO variation in roof lines to emphasize building entrances,
building corners, or other large mundane sections of the
structure.


• NO change to primary metal siding material to break up the
texture and feel of large mundane facades.


• NO façade step backs or façade extensions to create variation.







Building Design and Material 
examples of apartments and 
other structures in the area. 


 Creative façade and architectural design elements
 Variation in roof lines and roof styles
 Change in primary building materials and texture
 Façade step backs and façade extensions







Maverick Apartments
Minneapolis, MN


Market Rate Housing







Grain Belt Apartments
NE Minneapolis, MN


Market Rate Housing







Ironwood Apartments
New Hope, MN


Market Rate Housing







Legends Apartments
Columbia Heights, MN


Affordable Housing







Borealis North Look Apartments
Minneapolis, MN


Market Rate Housing







Solhavn Apartments
Minneapolis, MN


Market Rate Housing







5th Avenue Lofts / Apartments
Minneapolis, MN


Market Rate Housing







Soltva Apartments
Minneapolis, MN


Market Rate Housing







Phoenix Apartments
Minneapolis, MN


Market Rate Housing







Junction Flats Apartments
Minneapolis, MN


Market Rate Housing







Mezzo Apartments
NE Minneapolis, MN


Market Rate Housing







Hawthorne EcoVillage Apartments
North Minneapolis, MN


Affordable Housing







Riverview Townhomes
North Minneapolis, MN


Market Rate Housing







LifeSource – North Minneapolis, MN


Non-profit company







Coloplast – North Minneapolis, MN


For-profit company







DC Group
North Minneapolis, MN


For-profit company
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06/12/20 

City of Minneapolis Planning Commission 
350 South 5th Street, Room 331 
Minneapolis, MN 55415 

RE: Proposed Redevelopment of Broadway Pizza Property/2025 West River Road North 

Dear Commissioners: 

We write with concern on behalf of the Riverview Townhomes Association about the proposed 
housing development plan on the site of the Broadway Pizza restaurant located at West 
Broadway & West River Road North in the North Minneapolis Hawthorne neighborhood.  

We have examined the preliminary plans provided to us by Schaefer Richardson and wish to 
object strongly to this development for the following reasons and detailed in the table. 

1. While the development of additional housing may be desirable for the City, it must be
done with due consideration to the already fragile nature of our tax base in North Minneapolis.
Continuing to concentrate only lower income housing in our community, without carefully
considering projects that include mixed income housing, much like the development project
being built on Lowry and Marshall Avenues in Northeast, puts us further behind the critically
important goal of building community wealth. From 2010- 2018; 325 new rental units were
developed in Near North, none of them were developed at Market Rate. All of the new projects
were solely affordable housing.*Twin Cities Multifamily Market 2017-18.

2. We have seen multiple examples of failed projects in our City and hope to learn from
these mistakes.  A notable example of this is the July 1992 federal lawsuit (Hollman v. Cisneros)
filed by Minnesota Legal Aid and the National Association for the Advancement of Colored
People (NAACP) on behalf of a group of plaintiffs living in public housing in Minneapolis
claiming that the policy of providing concentrated low-income housing in the city perpetuated
racial and low-income segregation. In April 1995, a consent decree was signed that committed
the co-defendants, including the City of Minneapolis, to a series of dramatic policy changes
aimed at deconcentrating family public housing in Minneapolis. The so-called "Hollman decree"
attempted to combine several important initiatives in public housing: (1) the redevelopment of
older, less functional public housing projects into mixed-income, mixed-use communities;
and (2) the use of housing vouchers to allow low-income families to move out of neighborhoods
of high poverty.  The resulting Heritage Park on the West side of downtown Minneapolis is an
example of how to create mixed income communities that, in the long run, are more vibrant and
sustainable.  We want our City's history to serve as a reminder to develop housing in a manner
that reduces concentrations of poverty and creates income diversity to ensure a healthier
community.

According to the Dougherty Mortgage Market Report, from 2010- 2018, “72 % of the new supply 
[of affordable housing] has occurred in five areas: Near North, Phillips and Longfellow in 
Minneapolis, and St. Anthony/Midway and West 7th Summit Hill in St. Paul.”   This statistic 
suggests that we are moving in a potentially harmful direction by not carefully dispersing 
affordable housing throughout the City. 

3. For the “average” citizen who is lucky enough to own a home, their greatest source of
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wealth is that home. Only 30.5% of people in Hawthorne own their home. Since 2008, we lost 
10,000 middle class homeowners in our community due the financial crisis. We need to make 
every effort to bring those homeowners back into Hawthorne neighborhood. While we are not 
suggesting that this becomes a home ownership project, this development must be part of the 
solution: to attract residents with a range of incomes and thereby stabilizing our Northside 
community. 

4. The goals as stated and adopted by the City Council in its 2040 Comprehensive Plan (the
"2040 Plan") are intended to provide direction to staff in the development of policies that guide
the future development of the city where all communities thrive. As currently proposed, this
development does not meet 2040 Plan goals important to the future of our community in North
Minneapolis.

a. The 2040 Plan Goal #9 states, “in 2040, all Minneapolis residents will have access to
employment, retail services, healthy food, parks and other daily needs via walking,
biking and public transit.” This project does not meet the requirement of complete
neighborhoods because it concentrates housing but does not provide any space for
much-needed amenities, such as retail or food services that are open and accessible
to the neighboring community.

One specific policy related to the critical nature retail holds in our communities is 
2040 Plan policy #4, which describes active steps the City will take to reduce 
greenhouse gas emissions by including more commercial locations within walking 
and biking distance of our neighborhoods. Policy 4 states, “in most of Minneapolis, 
demand for retail is much higher than supply, indicating an opportunity to make retail 
more convenient for everyone and thereby reduce car trips and greenhouse gas 
emissions.”  

b. There is overwhelming support in our community for a sit-down restaurant. A 
restaurant is not included in the plan because, according to the developer, an all-
affordable housing project cannot economically support a restaurant. Clearly, that is 
untrue as developers in NE, the Loop and other areas contiguous to North Minneapolis 
have recently completed all-affordable housing developments that included a restaurant 
as well as other retail commercial use. But importantly, the better approach would be to 
develop a mixed income housing development, which would certainly support a 
restaurant.

c. The proposed project is in violation of 2040 Plan policy #37, which prioritizes mixed-
use housing. This policy reinforces our request for a more balanced approach to this 
project. The 2040 plan states that  "City intervention may be needed throughout the city 
to support mixed-income housing, including both market rate and affordable housing, at 
all levels of affordability."  In this instance, two of the 2040 action steps identified in 
Policy #37 are applicable to this project:

i. Action Step a.  "Create and refine policies, programs, regulations, and other 
tools to develop mixed-income housing throughout the city for ownership and 
rental housing." Any redevelopment of this land should be viewed as an 
opportunity to recoup some of the homeowners lost during the financial crisis 
and recruit new mixed-income residents.
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ii. Action Step c. "Cultivate a culture of mixed-income housing production
throughout the city." Every community adjacent to North Minneapolis is
developing mixed-income projects, so it is absolutely appropriate that such
development be undertaken in North Minneapolis as well.

d. The 2040 Plan most importantly addresses housing specifically in the Northside
in Policy #87:  “Reverse institutional harms caused to the Northside community by
building on the many assets of the community while also prioritizing community wealth
building in the form of housing, small business, public safety, youth opportunities, and
environmental justice.” One remedy to these institutional harms that moves us towards
reconciliation is for the City to commit to doing its part to build a spectrum of individual
and community wealth in North Minneapolis by creating a more sustainable healthy
housing stock that serves all existing, new and returning community residents. We have
assets in our community and we need to leverage those in any proposed development.

5. The density of the project is much too high for the proposed site.
a. Our understanding is that HUD will not finance the project due to the close 
proximity of the railroad tracks and associated safety concerns. This project should be 
under more scrutiny and provide additional precautions given these known safety 
concerns.

b. Crossing Broadway on the River Road, especially during a typical rush hour, is 
very dangerous given the number of cars and their accelerated speed. The proposed 
housing will significantly increase the number of drivers using this intersection. According 
to the Vision Zero Crash Study, Broadway St. NE is on the Crash Concentration 
Corridor. “Sixty-two (62) percent of all vehicle crashes occurred on six percent of the 
streets in the city.” The intersection of the River Road and Broadway is included in that 
6% of the Vehicle Crash Concentration Corridor. These corridors encompass an 
estimated 28 percent of the vehicle miles traveled on city streets (See Vision Zero Crash 
Study).

c. Eighteen-wheel semis frequently use this alternative route to turn from Broadway 
to West River Road as they cannot fit under the railroad bridge.  They can barely make 
the turn. Large trucks also turn from West River Road onto Broadway. The additional 
amount of commuter and resident load will put tremendous stress on this route and 
cause significant traffic delays in this area and will result in traffic incidents with semi-
trucks traveling this route daily.

d. The lack of a large play area for children in the proposed development makes this 
corner especially dangerous as children seek space to explore and play together.

6. The physical design of the development as currently proposed does not meet with 
character of the riverfront. There are many elements that are lacking including variation 
to roof lines, creative façade, or architectural design elements to achieve pedestrian 
friendly composition. There is no change to primary material to break up texture and no 
façade step backs or extensions to create variation. Additionally, its height elevation is in 
violation of the height restrictions established by the zoning requirements of the 
Mississippi River Corridor Critical Area. Please see attached Exhibit 1 for Slide Deck 
evaluation and comparison of proposed development with other recent developments.

http://www.minneapolismn.gov/www/groups/public/@publicworks/documents/webcontent/wcmsp-216606.pdf
http://www.minneapolismn.gov/www/groups/public/@publicworks/documents/webcontent/wcmsp-216606.pdf
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Comparison of Housing Type and Incomes in Certain Minneapolis Neighborhoods 

Total 
Population 

Housing 
Units 

Owner-
occupied 

Renter-
occupied 

Income 
less 
than 
$35,000 

Race 
– 
White 

Race 
– Of
Color 

Below 
Poverty 

Neighborhoods 
Hawthorne 4,717 1,780 30.5% 55.4% 57.2% 21.8% 78.2% 34.6% 
Near North 7,241 2,431 31.4% 61.3% 53.4% 15.4% 84.6% 36.3% 

Communities 
Near North 35,868 12,050 39.2% 52.8% 45.1% 23% 77% 30% 
Northeast 37,473 17,606 52.5% 42.7% 28.7% 74.9% 25.1% 15.7% 
Central 35,312 23,676 21% 69.3% 39.6% 66.2% 33.8% 24% 
Camden 30,729 11,792 58.4% 34.8% 35.6% 44.1% 55.9% 22.7% 
Calhoun Isles 32,424 18,964 35.5% 57.2% 19.8% 86.1% 13.9% 5.7% 

City 
Minneapolis 416,021 185,260 44.4% 49.5% 31.8% 63.8% 36.2% 19.9% 

County 
Hennepin 1,235,478 529,475 59.3% 35.7% 23.2% 72.6% 27.4% 11% 

Source: http://www.mncompass.org/profiles/neighborhoods/minneapolis-saint-paul#!areas 

Evaluation of Proposed Development based on the 2040 Comp Plan, Near Northside 
Master Plan, and Above the Falls Master Plan 

Plan Proposed 
Plan 

Meets 
Goal 

Proposed 
Plan 
does 
NOT 
Meet 
Goal 

Notes 

2040 Comprehensive Plan 
Goal #3 

Affordable and Accessible 
Housing 

X Project does not promote the 
development of new housing 

options in an area that currently 
lacks housing choices. 

Goal #6 
High-Quality Physical 

Environment 

X Project does not provide a 
thoughtful connection between 

public spaces (i.e. public realm) and 
private development.  

Policy 5 
Visual Quality of New 

Development 

X Project does not have a variety of 
architectural styles. No brick or 

block for visual interest.  
Goal #9 

Complete Neighborhoods 
X Project and site location does not 

promote a Complete Neighborhood. 

http://www.mncompass.org/profiles/neighborhoods/minneapolis-saint-paul#!areas
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Access to goods and services are 
not available to residents in this 

area.  
Policy #4 

Access to Commercial Goods 
and Services 

 X Project and site location does not 
promote a Complete Neighborhood. 
Access to goods and services are 
not available to residents in this 

area. 
Goal 12 

Healthy, Sustainable and Diverse 
Economy 

 X Project does not expand business 
opportunities in the area. No 

commercial or restaurant space is 
being provided. 

Policy #2 
Access to Employment 

 X Residents without a personal 
vehicle or a dedicated public transit 

route will not have access to 
employment.  

Policy #87 
Northside 

 X Project does not promote a diverse 
housing stock nor does it achieve 

housing stability.  
Policy #37 

Mixed Income Housing 
 X Project does not promote Mixed 

Income Housing.  
    

Minneapolis Near Northside 
Master Plan 

   

Principles for Neighborhood 
Design 

Action Plan Guiding Principles 

 X Project does not promote a mix of 
housing types. Buffers are not 

provided between non-compatible 
land uses.  Project does not include 

commercial or retail space.  
Urban Design Principles  X Project does not provide a “design 

for social integration”, “encourage 
new and support existing essential 
neighborhood amenities”, “design 
for safety”, or provide a “design 

within historic context”. 
    

Above the Falls Master Plan    
Community and Economic 

Development 
 X Project does not provide or support 

a residential/mixed use 
development 

  X Project only creates an additional 
concentration of affordable units 

and a further concentration of 
poverty.  

Housing  X Project may negativity affect further 
development in North Minneapolis 

due to the concentration of 
affordable housing.  



6 | P a g e

RIVERVIEW TOWNHOMES ASSOCATION 

Residential/Mix Use X Project does not support the market 
trends or the community needs. It 
only supports the concentration of 

poverty.  
Community Development and 

Housing 
X Project does not expand housing 

choices. The community is in the 
need for additional tax base and 
“move up” housing options at the 

riverfront.  
Supporting Residential 

Development 
X Project does not support the City’s 

housing policy. The City does not 
support concentrating new 

affordable housing in areas with 
high poverty rates.  

X Project does not indicate how they 
will address the fairly weak transit 

system in the area.  

Source: http://www.ci.minneapolis.mn.us/cped/planning/cped_plans 

We request consideration of the aforementioned concerns in any future decisions regarding 
redevelopment of 2025 River Road. We look forward to your response.  

Sincerely, 

Riverview Townhome Board and Residents

Ryan Streff  
Board Member/Hawthorne Resident

Dorothy Bridges 
Board Member/Hawthorne Resident 

Tim Baylor 
Hawthorne Resident 

Susan Pilarski 
Hawthorne Resident 

Susan Vikse 
Hawthorne Resident 

Angie Sherer 
Hawthorne Resident 

Jessica Sigel Sherer 
Hawthorne Resident 

Angela Priebe 
Hawthorne Resident 

CC: Honorable Mayor Jacob Frey 
Minneapolis City Council 
Minneapolis Park Board 

http://www.ci.minneapolis.mn.us/cped/planning/cped_plans
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BUILDING DESIGN AND MATERIALS CONCERN
Broadway Pizza Redevelopment
2025 West River Road

PURPOSE:
This design slide deck is being provided to outline the neighborhood 
concerns of the Building Design and Materials that are being proposed by 
Schafer Richardson for this redevelopment project.  

The design slide deck compares the proposed Schafer Richardson 
redevelopment to new/existing developments in the area that provide 
the following: 1) Creative façade and architectural design elements; 2) 
Variation in roof lines and roof styles; 3) Change in primary building 
materials and texture; 4) Façade step backs and façade extensions.

DESIGN CONSIDERATIONS:
• Gateway to North Minneapolis
• River Front / Pedestrian Design
• Quality Design and Building Materials
• Variation of roof lines and materials
• Timeless yet modern construction
• Integration with natural elements

Proposal
Developer - Schafer Richardson

Proposed Project
• Units: 163 Affordable Units
• Height: 7 Stories
• Parking: 163 stalls (74 below-grade and 89 surface stalls)

Building Materials

• Metal Siding - Two different colors at approx. 85% of the façade

• Block/Brick – One color along bottom at approx. 15% of the
façade.

Design / Massing / Height Variation

• NO creative façade or architectural design elements to achieve a
pedestrian friendly or river front facade composition.

• NO variation in roof lines to emphasize building entrances,
building corners, or other large mundane sections of the
structure.

• NO change to primary metal siding material to break up the
texture and feel of large mundane facades.

• NO façade step backs or façade extensions to create variation.



Building Design and Material 
examples of apartments and 
other structures in the area. 

Creative façade and architectural design elements
Variation in roof lines and roof styles
Change in primary building materials and texture
Façade step backs and façade extensions

Maverick Apartments
Minneapolis, MN



Grain Belt Apartments
NE Minneapolis, MN

Ironwood Apartments
New Hope, MN



Legends Apartments
Columbia Heights, MN

Borealis North Look Apartments
Minneapolis, MN



Solhavn Apartments
Minneapolis, MN

5th Avenue Lofts / Apartments
Minneapolis, MN



Soltva Apartments
Minneapolis, MN

Phoenix Apartments
Minneapolis, MN



Junction Flats Apartments
Minneapolis, MN

Mezzo Apartments
NE Minneapolis, MN



Hawthorne EcoVillage Apartments
North Minneapolis, MN

Riverview Townhomes
North Minneapolis, MN



LifeSource – North Minneapolis, MN

Coloplast – North Minneapolis, MN



DC Group
North Minneapolis, MN



Ryan Streff 
Hawthorne Resident 

__________________________________________________________________ 
 
September 12, 2020 
 
 
City of Minneapolis 
Attn: Planning Commission & CPED 
350 South 5th Street, Room 331 
Minneapolis, MN 55415 
 
 
RE: Letter of Objection / Proposed Redevelopment of Broadway Pizza Property / 163 Affordable Housing 
Units / 2025 West River Road North 
 
 
Dear Planning Commission of the Whole, 
 
I am providing this Letter of Objection as a Hawthorne Resident with regards to the proposed redevelopment 
of the Broadway Pizza property into a 7 story, 163-unit apartment complex. Based on my review of the City of 
Minneapolis Zoning Code, City of Minneapolis 2040 Comprehensive Plan and the Minneapolis Near Northside 
Master Plan the project as currently proposed does not meet the intent of the adopted codes and approved 
plans.  
 
The City of Minneapolis needs to consider a more balanced approach for this redevelopment project and for 
other projects moving forward. I am concerned by the lack of market rate housing being proposed with this 
redevelopment project as well as other recent developments in my neighborhood and the Northside. To 
build community wealth we must attract more middle-income households to live on the Northside. We 
cannot continue to forget the Northside or the people that reside here. The City and its developers should 
take community history into account when proposing any new redevelopment or development projects. To 
achieve a more equitable City, some neighborhoods will have different needs to meet these goals. In addition 
to market rate housing, our area is in critical need of retail and commercial amenities, especially healthy food 
options. These needs should also be taken into consideration in all future development plans. The large 
density of the project and the lack of retail or commercial space is alarming to the neighborhood. This prime 
riverfront location should demand more scrutiny to address the concerns of the community.  
 
Please review my examination below as to why I object to this proposed project and how the proposed 
project is in violation of the adopted codes and approved plans. I hope to see the following items addressed 
as this application moves through the process. 
 

Zoning District/Purpose 
 

As defined by City Code Notes (Proposed 
Project Does NOT 

Meet) 
Subject Property: Primary Zoning 
District 

Community Activity Center 
District (C3A) 

 

Purpose: Commercial Districts The commercial districts are 
established to provide a range of 

goods and services for city 

The project as proposed 
does not meet the purpose 
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residents, to promote 
employment opportunities and 
the adaptive reuse of existing 
commercial buildings, and to 

maintain and improve 
compatibility with surrounding 

areas. In addition to commercial 
uses, residential uses, 

institutional and public uses, 
parking facilities, limited 

production and processing and 
public services and utilities are 

allowed. 

or intent of “Commercial 
Districts”. 

Purpose: Community Activity 
Center District (C3A) 

The C3A Community Activity 
Center District is established to 
provide for the development of 

major urban activity and 
entertainment centers with 

neighborhood scale retail sales 
and services. In addition to 

entertainment and commercial 
uses, residential uses, 

institutional and public uses, 
parking facilities, limited 

production and processing and 
public services and utilities are 

allowed. 

The project as proposed 
does not meet the purpose 
or intent of “C3A” District. 

Building Bulk Requirements: C3A Four (4) stories or fifty-six (56) 
feet, whichever is less 

The project as proposed 
does not meet the purpose 
or intent of the “Building 

Bulk Requirements”. 
 

2040 Comprehensive Plan Notes (Proposed Project Does NOT Meet) 
Goal #6 

High-Quality Physical Environment 
 

The project as proposed does not provide a thoughtful 
connection between public spaces (i.e. public realm) and the 

proposed private development and thus does not meet Goal #6 
of the Comprehensive Plan. Due to the proposed project 

location, along an extremely busy thoroughfare, combined 
with the proposed high-density development, the project has 
not created an environment that facilitates positive human 

interactions or considers safety through urban design. With no 
commercial or restaurant space the project does not 

encourage activity that will promote a sense of place or 
community identity for this entrance to North Minneapolis or 
the Hawthorne Neighborhood.  By integrating commercial or 

restaurant space into the proposed project it would help 
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promote the neighborhood by creating a destination along the 
river front in addition with job creation (to supplement the jobs 

and the destination that will be lost by removal of Broadway 
Pizza at the site location).  Broadway and West River Road is 

the gateway to North Minneapolis and the Hawthorne 
Neighborhood and thus a demand for a high-quality 

connection should be mandatory.  
Policy 5 

Visual Quality of New Development 
The project as proposed does not include a variety of 

architectural styles to draw visual interest and thus does not 
meet Policy #5 of the Comprehensive Plan. Most of the façade 

is made up of what appears to be a very inexpensive façade 
covering that resembles brown corrugated cardboard and/or 

metal shipping containers.  The design should incorporate 
additional brick (real brick and not brick panels) for visual 
interest. Broadway and West River Road is the gateway to 

North Minneapolis and the Hawthorne Neighborhood and thus 
a demand for high-quality design and materials should be 

mandatory. 
Goal #9 

Complete Neighborhoods 
The project as proposed, and site location does not promote a 
Complete Neighborhood. Access to goods and services are not 
available to residents in this area and thus does not meet Goal 

#9 of the Comprehensive Plan. 
Policy #4 

Access to Commercial Goods and 
Services 

The project as proposed, and site location does not promote a 
Complete Neighborhood. Access to goods and services are not 

available to residents in this area and thus does not meet 
Policy #4 of the Comprehensive Plan. 

Goal #12 
Healthy, Sustainable and Diverse 

Economy 

The project as proposed does not expand business 
opportunities in the area. No commercial, restaurant, or retail 

space is being provided and thus does not meet Goal #12 of 
the Comprehensive Plan. 

Policy #2 
Access to Employment 

Due to the proposed project location residents without a 
personal vehicle will not have access to employment as there is 

no dedicated bus route or bus stop for residents in this area.  
Goal #3 

Affordable and Accessible Housing 
The project as proposed does not promote the development of 

new housing choices/options in North Minneapolis and the 
Hawthorne Neighborhood.  While the development of 

affordable housing may seem like a suitable approach, it must 
be done with due consideration to the already fragile nature of 
the tax base in North Minneapolis. Continuing to concentrate 
only affordable housing in the community, without carefully 
considering projects that include mixed income housing, puts 
the community at a disadvantage with achieving this critically 

important goal of building community wealth.  
Policy #37 

Mixed Income Housing 
The project as proposed does not promote Mixed Income 
Housing. The development should create Mixed Income 

Housing options available for the community through a more 
balanced and comprehensive approach. The City may need to 
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intervene to support mixed-income housing, including both 
market rate and affordable housing.  

 

Minneapolis Near Northside 
Master Plan 

Notes (Proposed Project Does NOT Meet) 

Principles for Neighborhood Design 
Action Plan Guiding Principles 

The project as proposed does not promote a mix of housing 
types. Buffers are not provided between non-compatible land 

uses.  Project does not include commercial, restaurant, or retail 
space. 

Urban Design Principles Project does not provide a “design for social integration”, 
“encourage new and support existing essential neighborhood 

amenities”, “design for safety”, or provide a “design within 
historic context”. 

 

 

 

Sincerely, 

 
Ryan Streff 
Hawthorn Resident 
 
2340 River Pointe Circle 
Minneapolis, MN 55411 



From: Baldwin, Lisa M.
To: Smith, Mei-Ling C.
Subject: FW: [EXTERNAL] Objection to 2025 West River Road North Project
Date: Tuesday, September 15, 2020 2:11:25 PM

FYI
 

From: Jamison Hauser <hauserjamison@gmail.com> 
Sent: Tuesday, September 15, 2020 1:49 PM
Subject: [EXTERNAL] Objection to 2025 West River Road North Project
 
Dear Minneapolis City Planning Commission,
 
I am a resident of the Hawthorne Neighborhood and am writing to express my strong
objection to the proposed project to redevelop 2025 West River Road North. This proposal
does not currently meet the needs of our community.
 
The city of Minneapolis needs to consider a more balanced approach for new developments. I
am concerned by the lack of market rate housing projects in recent and anticipated
developments in my neighborhood. To build community wealth we must attract more middle
income households to live here. We cannot continue to forget the Northside. I believe the city
of Minneapolis needs more affordable housing, but I also believe there should be parity
among all neighborhoods. New developments should take community history into account
when creating their projects. To achieve a more equitable city, some neighborhoods will have
different needs to meet that goal. Our area is in critical need of retail and commercial
amenities, especially healthy food options. This should also be taken into consideration in
future plans.
 
The large density of the project and the lack of retail or commercial space is alarming. This
riverfront location should demand more scrutiny and address the concerns the community
has. 
 
We bought this home to start a family in. We bought this home as a safe place to raise
children. We bought this home as a fun area to walk our dog to shops and restaurants. We are
planning our future around this home and don't want your development to take that away
from us. I hope to see the following items addressed as this application moves through the
process.
 
Best,
Jamison and Bradley Beskau
2336 River Pointe Cir
Minneapolis, MN 55411
[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening

mailto:Lisa.Baldwin@minneapolismn.gov
mailto:Mei-Ling.Smith@minneapolismn.gov


09/15/2020 
 
City of Minneapolis Planning Commission 
Attn: Mei Ling Smith, Senior Planner 
350 South 5th St.  
Minneapolis, MN 55415 
 
RE: Proposed Redevelopment of the Broadway Pizza Property at 2025 W. River Road N. 
 
Dear Ms. Smith and Commissioners: 
 
 As a homestead property owner of the Hawthorne neighborhood I’m writing to oppose the plans as currently 
proposed by Schafer Richardson to develop the Broadway Pizza site at 2025 West River Parkway N. 
 
I live at Riverview Townhomes, a 29 unit owner occupied residential townhome development which is two blocks 
north of the proposed site and its closest neighbor. Riverview has been a stable residential development within the 
Hawthorne neighborhood for the past 16 years. 
 
Within that timeframe, I’ve served as a City Council appointee to the Capital Long-Range Improvement Committee- 
CLIC for three terms representing more than one Councilmember.  I currently represent the Park Board on the 
Upper Harbor Terminal Development Community Advisory Committee.  I’ve spent a considerable amount of time 
in the discussion and decision processes that help define the goals of the city, following the various established 
plans, rules and regulations of the City of Minneapolis.  
 
After reviewing the Schafer Richardson land use proposal I have the following concerns: 
 

• The proposal as written does not meet the goals of the 2040 Plan. For example, the Schafer Richardson 
proposal states at #5 of their Conditional Use Permit regarding the 2040 Plan “… the development has 
incorporated in the most beneficial ways possible.” Possible being the operative word. They refer to #87 
of the 2040 Plan, Northside, by increasing access to affordable housing options in neighborhoods…  

 
 Policy #1 of the 2040 Plan clearly states: Increase the supply of housing and its diversity of location and 
types. Areas of our city that lack housing choice today were built that way intentionally…  Today “to 
address these issues, the City of Minneapolis will expand opportunities to increase the housing supply in 
a way that meets the changing needs and desires.  This means allowing more housing options, especially 
in areas that currently lack housing choice…” 
 

The policy of the 2040 Plan as I read it is misleading by Schafer Richardson.  The Hawthorne 
neighborhood, the 55411 zip code where the proposed all affordable housing development is to be 
constructed, has not had any market rate housing built in the past decade. In fact, according to the Twin 
Cities Multifamily Market, New Rental Production in the Central Cities by Neighborhood or District 2010-
2018 shows the Near North is the only area in Minneapolis that has not built market rate housing. 
According to the study, only affordable housing has been built.  
Only when a neighborhood has a range of housing options and amenities will it be stable and healthy. To 
make any change at all, it’s also important to provide a path to homeownership, which this project does 
not promote. By restricting housing development for a neighborhood to only low income, the persistent 
effect is that we locate low income residents into certain neighborhoods with few job opportunities due 
to few businesses operating.  This is a vicious cycle that the Planning Commission must be mindful of as it 
makes decisions about where affordable housing is placed in the City. 
A mixed use development, with affordable and market rate housing as well as commercial space for a sit              

down restaurant that the community has requested, would be a more suitable option for the site. 
 



• The site to be redeveloped is in the Mississippi River Critical Overlay District and the Shoreland Overlay 
District.  Currently and when Schafer Richardson applied, building height restrictions are in place at 35 
feet.  Schafer Richardson has asked for a conditional use permit to build at a height more than double 
that.  There are reasons for this regulation which is in place to preserve the health of the Mississippi 
River.  This is not located in the Urban Core, where height is determined by the local government’s 
underlying zoning requirements. Regulations regarding the built form tend to be in conflict and cause 
confusion with the existing river front rules.  Too often policy makers turn the other way and give a pass 
when it is more advantageous to the developer. This height request by Schafer Richardson is not even 
close, tiered or not.  Why start a precedent up and down the river front especially when we’re in in the 
process of working to develop the Upper Harbor Terminal.   

 
• A traffic study was completed and reported to be within acceptable guidelines.  The problem is it was 

conducted during a pandemic when the traffic is substantially less.  The corner of Broadway and W. River 
Road N. is an extremely busy intersection and is a notable crash site. Extra precaution should be taken for 
the safety of children.  This is not the best site for a high density housing project. It’s really more suited 
for commercial space.   

 
Finally, since the residents of Riverview Townhomes are the close residential neighbor to this project we only 
found out about it through hearsay.  Neither Schafer Richardson nor the Hawthorne Neighborhood Council Board 
reached out to us to ask for our support or even have a discussion about the project. We attended meetings when 
we found out about them, but were not allowed to speak.  We wrote several letters to the Hawthorne Board 
stating our concerns and asking if they planned to support the project.  We did not receive a response, only that 
this was a matter between a private developer and a private seller. They asked that we not contact them any 
further about this, even though they represent us.  It felt like a done deal without public input. 
 
Because of its location, this is a project that has to be carefully considered since it will be a part of the river front 
for a long time. A mixed income, mixed use facility to include affordable housing, market rate housing and 
commercial space or a fully commercial property would receive wide support. This seems to be the rental housing 
standard going forward, and in an area where only affordable housing has been built in the last ten years, wealth 
building is an important goal for this neighborhood. 
 
Susan Pilarski 
2344 River Pointe Circle, Minneapolis, MN 55411 
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