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LAND USE APPLICATION SUMMARY
Property Location:

1104 25th Ave SE

Project Name:

1104 25th Ave SE Apartments

Prepared By:

Shanna Sether, Principal City Planner, (612) 673-2307

Applicant:

DJR Architecture, Inc.

Project Contact:

Michael Stoddard

Request:

To construct a new 4-unit multiple-family dwelling.

Dwelling Units

4 dwelling units

Required Applications:
Rezoning

Petition to rezone the property located at 1104 25th Ave SE from the R1A
Multiple-Family District to the R4 Multiple-Family District.

Variance

To reduce the minimum off-street parking from nine to three spaces.

Site Plan Review

For a new four-unit, multiple-family dwelling.

SITE DATA
Existing Zoning

R1A Multiple-Family District
UA University Area Overlay District

Lot Area

5,043 square feet / .115 acres

Ward(s)

1

Neighborhood(s)

Southeast Como Improvement Association

Future Land Use

Neighborhood Mixed Use

Goods and Services
Corridor

East Hennepin

Built Form

Corridor 4

Date Application Deemed Complete
End of 60-Day Decision Period

July 10, 2020
September 8, 2020

Date Extension Letter Sent
End of 120-Day Decision Period

July 27, 2020
November 7, 2020

Department of Community Planning and Economic Development
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BACKGROUND
SITE DESCRIPTION AND PRESENT USE. The existing single-family dwelling was moved to the site from NE
Minneapolis in 1926.
SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding area is a combination of low-density
residential housing and commercial uses, along East Hennepin Avenue. North of East Hennepin Avenue is the MidCity Industrial Area with a combination of office and industrial uses.

PROJECT DESCRIPTION. The applicant is proposing to demolish the existing single-family dwelling in order to
construct a new three-story, four-unit multiple-family dwelling. The applicant is proposing three off-street parking
spaces and a bicycle storage building at the rear of the property. The bicycle storage building will be shared with
the adjacent proposed development at 1108 25th Ave SE (PLAN11143).
The applicant has provided a petition to rezone 1104 25th Ave SE from the R1A Multiple-Family District to the R4
Multiple-Family District to allow for more than three dwelling units. The properties would retain the UA University
Area Overlay District.
The property is located in the UA Overlay the overlay district increases the minimum off-street parking from one
space per dwelling unit to one-half space per bedroom. The proposed four-unit building will have 20 bedrooms
and 10 parking spaces are required. The applicant is able to reduce the minimum off-street parking by one space
by providing bicycle parking within an enhanced structure. The surface parking lot at the rear is proposed to have
three parking stalls. The applicant has applied for a variance to reduce the minimum off-street parking in the UA
Overlay District from nine spaces to three.
Finally, the proposed new construction will be evaluated for compliance to the standards in Chapter 530 Site Plan
Review in the zoning code.
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PUBLIC COMMENTS. Staff has attached public comments regarding the requested land use applications. Any
additional correspondence received prior to the public meeting will be forwarded on to the Planning Commission
for consideration.

ANALYSIS
REZONING
The Department of Community Planning and Economic Development has analyzed the application for a petition
to rezone the property at 1104 25th Ave SE from the R1A Multiple-Family District to the R4 Multiple-Family District
based on the following findings:
1. Whether the amendment is consistent with the applicable policies of the comprehensive plan.
The proposed zoning 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. Semipermanent or temporary commercial retail
establishments such as farmer’s markets
are also appropriate in this category.

The property is designated for
Neighborhood Mixed Use, which
would allow for residential uses on
all floors. The applicant is
proposing to rezone the property
from R1A to R4 to allow for
greater residential density. The
proposed R4 District is compatible
and consistent with the
Neighborhood Mixed Use
designation of the property.

Goods and
Services
Corridor

Guidance

Staff Comment

East Hennepin
Ave (just north
of the site)

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
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.

Good and Services Corridors
encourage greater residential
density in order to support nearby
commercial uses. Goods and
Services Corridors encourage
frontage along the streets,
consistent with commercial
zoning. The applicant is not
seeking commercial zoning, but
greater residential density will
support nearby goods and services
along East Hennepin Ave.
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Built Form
Guidance

Guidance

Staff Comment

Corridor 4

New and remodeled buildings in the
Corridor 4 district should reflect a variety of
building types on both small and moderatesized lots, including on combined lots.
Building heights should be 1 to 4 stories.
Requests to exceed 4 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 rezoning from R1A
to R4 will allow for building
heights from one to four stories in
height. The proposed project is for
a three-story, building.

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.
c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes
and near METRO stations.
d. In neighborhood interiors that contain a mix of housing types from single family homes to
apartments, allow new housing within that existing range.
Policy 4. Access to Commercial Goods and Services: Improve access to goods and services via walking,
biking and transit.
e. Allow for increased housing supply within and adjacent to Commercial areas.
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.

g. Encourage building placement that where possible enables solar access and allows light and air into
the site and surrounding properties and supports energy efficient lighting.
h. Encourage building placement and massing design that considers the impact of shadowing,
particularly on public spaces, recognizing that extreme seasons make shaded areas alternately
desirable at different times of year.
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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.
l.

Eliminate the requirement for off-street parking minimums throughout the city, acknowledging that
demand for parking will still result in new supply being built, and re-evaluate established parking
maximums to better align with City goals.

o. p. Discourage the establishment of and minimize the size of surface parking lots. Mitigate the
negative effect of parking lots through screening, landscaping, minimizing curb cuts, sufficient
number of down-cast, glare-free light fixture, and other measures.
q. Encourage the design of parking areas in ways that minimize their contribution to the urban heat
island.
v. Limit, consolidate, and narrow driveways along pedestrian routes. In addition, discourage driveway
access on Goods and Services Corridors.
y. Encourage building designs that reflect the unique site and context where they lie within the city.
aa. Encourage openable doors, walls and windows on active first floors that create a connection
between indoor and outdoor spaces, especially the public realm, during appropriate weather.
The applicant is proposing to construct a new three-story, four-unit multiple-family dwelling near East
Hennepin Ave, a Goods and Services Corridor. Further, the property has access to the #3 Metro Transit highfrequency bus and dedicated bicycle lanes along Como Ave SE, two blocks south. Staff finds that the proposed
rezoning from R1A to R4 is consistent with the future land use guidance and associated policies above.
2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner.
The proposed rezoning is not solely for the interest of the property owner. Rezoning of the site to R4 will allow
for redevelopment of underutilized property in a manner consistent with 2040 Plan policies that call for
increased access to housing and transit-oriented development.
3. Whether the existing uses of property and the zoning classification of property within the general area of the
property in question are compatible with the proposed zoning classification, where the amendment is to
change the zoning classification of particular property.
C1 Neighborhood Commercial District zoning exists across the street at 25th Ave SE and East Hennepin and on
the opposite corner of this block at 26th Ave SE and East Hennepin. I1 Light Industrial District zoning exists
along the northside of East Hennepin Ave. R4 zoning is located two blocks east for the block owned by the
Como Student Community Cooperative. The proposed rezoning of 1104 25th Ave SE from R1A to R4 to allow
for a new four-unit, multiple-family dwelling is consistent with the zoning of nearby property in the general
area.
4. Whether there are reasonable uses of the property in question permitted under the existing zoning
classification, where the amendment is to change the zoning classification of particular property.
The R1A Multiple-family District allows for predominately low density single-, two-, and three-family dwellings
and cluster developments. In addition to residential uses, institutional and public uses and public services and
utilities may be allowed. However, the R1A District prohibits multiple-family dwelling with four or more units,
even though the property is located near a Goods and Services Corridor. While there are reasonable uses of
the property permitted under the existing zoning classification, the proposed rezoning to R4 is more
consistent with Minneapolis 2040, the comprehensive plan.
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5. Whether there has been a change in the character or trend of development in the general area of the property
in question, which has taken place since such property was placed in its present zoning classification, where
the amendment is to change the zoning classification of particular property.
On October 25, 2019, the Minneapolis City Council adopted a resolution to approve Minneapolis 2040. The
policies in Minneapolis 2040 have been effective as of January 1, 2020. The zoning classifications and uses of
surrounding properties are evolving in accordance with the City’s land use goals and infrastructure
implementation.

VARIANCE
The Department of Community Planning and Economic Development has analyzed the application for a variance
to reduce the minimum off-street parking from nine spaces to three spaces in the UA 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 due to the size of the subject
property. The property is 40 feet in width, which is sufficient for an 18-foot deep parking space with a 22-foot
drive aisle, however, providing ten parking stalls would require 85 feet of depth on the lot. Parking outside of
the rear forty feet of the lot would require a five-foot setback and additional variances would be required. In
addition, ten parking stalls with drive aisles would require 3,400 sq. ft. of lot area, which is 67% of the lot area.
The maximum impervious surface is 70% and an additional variance would be required to accommodate that
much parking. The minimum off-street parking for dwellings is one space per unit, outside of the UA Overlay
District. The subject parcel is located two parcels from the edge of the UA Overlay that follows the SE Como
Neighborhood boundary. Staff finds that the circumstances were not created by the applicant and complying
with setbacks and minimum off-street parking requirement would not be possible on this 5,043 square foot
property.
2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be
in keeping with the spirit and intent of the ordinance and the comprehensive plan.
Staff finds that the applicant is proposing to utilize the property in a reasonable manner consistent with the
spirit and intent of the zoning code and comprehensive plan. Parking and loading regulations are established
to recognize the parking and loading needs of uses and structures, to enhance the compatibility between
parking and loading areas and their surroundings, and to regulate the number, design, maintenance, use and
location of off-street parking and loading spaces and the driveways and aisles that provide access and
maneuvering space. The regulations promote flexibility and recognize that excessive off-street parking
conflicts with the city's policies related to transportation, land use, urban design, and sustainability. The UA
University Area Overlay District is established to ensure high quality residential development through site
design and off-street parking regulations that acknowledge the unique demands placed on land uses near a
major center of educational employment and enrollment. In addition, on July 17, 2020, Council Member
Fletcher introduced subject matter to amend ordinances to eliminate off-street parking and loading
requiremnts as called for in Minneapolis2040, including the UA Overlay District. The properties have access to
the #30 and #61 along East Hennepin Ave and the #3 Metro Transit high-frequency bus and dedicated bicycle
lanes along Como Ave SE, two blocks south of the property.
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.

6

Department of Community Planning and Economic Development
PLAN11142

Staff finds that the three proposed off-street parking spaces for four dwelling units is sufficient. Staff finds
that the proposed parking provided will not alter the essential character of the locality or be injurious to the
use or enjoyment of other property in the vicinity. The immediate area is well-served by transit and bicycle
lanes. The properties have access to the #30 and #61 along East Hennepin Ave and the #3 Metro Transit highfrequency bus and dedicated bicycle lanes along Como Ave SE, two blocks south of the property. The applicant
is providing the minimum 20 bicycle parking spaces (one per bedroom). If granted, the proposed parking
variance will not be detrimental to the health, safety or welfare of the general public or those utilizing the
property or nearby properties.

SITE PLAN REVIEW
The Department of Community Planning and Economic Development has analyzed the application based on the
required findings and applicable standards in the site plan review chapter:
Applicable Standards of Chapter 530, Site Plan Review
BUILDING PLACEMENT AND DESIGN
Building placement – Meets requirements
• The proposed project would comply with the building placement standards.
Principal entrances – Meets requirements
• The proposed project would comply with the standards for principal entrances.
Visual interest – Meets requirements
• The proposed project would comply with the visual interest standards.
Exterior materials – Meets requirements
• The applicant is proposing wood lap siding (LP SmartSide) and fiber cement panel as the building’s primary
exterior materials. Exterior material changes at a later date may require review by the Planning Commission
and an amendment to the site plan review.
Percentage of Exterior Materials per Elevation
Material

Allowed Max

North

South

East

West

Glass

100%

7%

8%

24%

25%

Wood

75%

65%

64%

54%

58%

Fiber Cement (≤ 5/8”)

30%

28%

28%

22%

17%

Windows – Requires alternative compliance
• For residential uses, the zoning code requires that no less than 20 percent of the walls on the first floor, and
no less than ten percent of the walls on each floor above the first that face a public street, public sidewalk,
public pathway, or on-site parking lot, shall be windows. The applicant is seeking alternative compliance for
the first-floor windows facing the on-site parking area.
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Window Requirements for Residential Uses
Floor

Code

Proposed

1st floor – facing 25th
Ave SE

20% minimum

35.2 sq. ft.

21%

36.3 sq. ft.

2nd floor and above–
facing 25th Ave SE

10% minimum

22 sq. ft.

32%

70 sq. ft.

1st floor – facing onsite parking area

20% minimum

35.2 sq. ft.

9%

16.5 sq. ft.

2nd floor and above–
facing on-site parking
area

10% minimum

22 sq. ft.

32%

70 sq. ft.

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.
Parking garages – Not applicable
• There are no parking garages proposed as part of this project.
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 – Requires alternative compliance
• The applicant is not proposing at least one canopy tree per 500 square feet of the required landscaped area,
including all required landscaped yards. The tree requirement for the site is 2 and the applicant is proposing
one canopy tree and four ornamental trees. The applicant is seeking alternative compliance.
Landscaping and Screening Requirements
Requirement

Required

Proposed

Lot Area

--

5,043 sq. ft.

Building Footprint

--

1,804 sq. ft.
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Area Not Covered by Buildings
Landscaped Area

--

3,239 sq. ft.

648 sq. ft.

1,344 sq. ft.

2 trees

1 tree

7 shrubs

25 shrubs

Canopy Trees (1:500 sq. ft.)
Shrubs (1:100 sq. ft.)

Parking and loading landscaping and screening – Meets requirements
• The proposed project would comply with the applicable parking and loading landscaping and screening
requirements.
Additional landscaping requirements – Meets requirements
• 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 – Not applicable
• Parking lots of four spaces or more shall be subject to curbing requirements. The proposed project has three
parking spaces.
Site context – Meets requirements
• The proposed project would comply with the site context requirements.
Crime prevention through environmental design – Meets requirements
• The proposed project would comply with crime prevention through environmental design (CPTED) standards.
Historic preservation – Not applicable
• 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 R4 District.
Off-street Parking and Loading – Requires variance(s)
• The proposed project complies with the applicable bicycle parking and loading requirements. The applicant
is seeking a variance to reduce the minimum off-street parking requirement from nine spaces to three.
Vehicle Parking Requirements Per Use (Chapter 541)
Use
Residential
Dwellings

Minimum

Increases

Reductions

Minimum

Proposed

4

UA Overlay
10

Enhanced
Bicycle
Storage (1)

9

3

Bicycle Parking Requirements (Chapter 541)
Use

Minimum

Short-Term

9

Long-Term

Proposed
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Residential
Dwellings

20

Not less than
90%

--

20 long-term
bicycle parking
spaces (shared
enclosure with
1108 25th Ave
SE)

Loading Requirements (Chapter 541)
Use

Loading Requirement

Residential
Dwellings

Loading Spaces

None

Proposed

None

None

Building Bulk and Height – Meets requirements
• The proposed project would meet the applicable bulk and height requirements.
Building Bulk and Height Requirements
Requirement

Code

Bonuses

Total

Proposed

Lot Area

--

--

--

5,043 sq. ft. /
.115 acres

Gross Floor Area

--

--

--

5,672 sq. ft.

Max. Floor Area Ratio

1.5

--

1.5

1.12

Max. Building Height

4 stories or 56
feet,
whichever is
less

3 stories, 34
ft.

Lot and Residential Unit Requirements – Meets requirements
• The proposed project would meet the applicable lot and residential unit requirements.
• Inclusionary housing is not required based on the unit count.
Lot and Residential Unit Requirements Summary
Requirement
Lot Area

Code

Proposed
1,250 sq. ft. min.

1260.75 sq. ft.

Lot Width

40 ft. min.

40 ft.

Impervious Surface Area

70% max.

64.2%

Lot Coverage

85% max.

73%

Dwelling Units (DU)

--

4 DUs

Net Residential Area

--

7,476 sq. ft.

Yard Requirements – Meets requirements
• The project would meet the applicable yard requirements.
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Minimum Yard Requirements
Zoning
District

Setback

Overriding
Regulations

Total
Requirement

Proposed

Front (East)

15 ft.

--

15 ft.

15.5 ft.

Interior Side (North)

9 ft.

--

9 ft.

9 ft.

Interior Side (South)

9 ft.

--

9 ft.

9 ft.

Rear (West)

9 ft.

--

9 ft.

28 ft.

Signs – Not applicable
• 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.
Refuse Screening – Meets requirements
• Refuse and recycling storage containers are subject to the screening requirements in Chapter 535.
Lighting – Meets requirements with Conditions of Approval
• Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code.
Fences – Meets requirements
• Fences must comply with the requirements in Chapter 535. The proposed fencing meets the applicable
standards.
Specific Development Standards – Meets requirements
• The applicant’s proposal meets the specific development standards for a multiple-family dwelling in Chapter
536.
UA Overlay District Standards – Requires variance(s)
• The applicant is seeking a parking variance due to the increased requirement for dwellings with multiple
bedrooms in the UA Overlay District. That variance is evaluated above.
Applicable Policies of the Comprehensive Plan
See Finding #1 under Rezoning.
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
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Minimum
window area
facing an onsite parking
area.

At least 20% of the wall on the first floor
facing an on-site parking area shall be
windows. The window area is measured
between 2 feet and 10 feet above natural
grade. The area of the window within that
dimension is 9% of the wall and the
applicant is seeking alternative compliance.

The subject property slopes from
front to back by two feet, which
elevates the windows on the rear
elevation and only ½ of the
window is counted towards
meeting the minimum window
percentage. The purpose of this
provision is to increase visibility
from the building to the on-site
parking area. The upper floors are
providing three and one-half times
as much glazing as is required.
Staff recommends granting
alternative compliance.

Canopy trees

The applicant is proposing one canopy and
four ornamental trees where two canopy
trees are required.

The applicant is exceeding the
number of trees required by
providing four ornamental trees
where two canopy trees are
required. Staff recommends
granting alternative compliance.

FOR REZONINGS ONLY
ZONING PLATE NUMBER. 16
LEGAL DESCRIPTION. Lot 28, Block 5, GLENCAR ADDITION, according to the recorded plat thereof, Hennepin
County, Minnesota

RECOMMENDATIONS
The Department of Community Planning and Economic Development recommends that the City Planning
Commission adopt staff findings for the applications by DJR Architecture, Inc. for the property located at 1104 25th
Ave SE:
A. Rezoning.
Recommended motion: Approve the petition to rezone 1104 25th Ave SE from R1A Multiple-Family
District to R4 Multiple-Family District.
B. Variance to reduce the minimum off-street parking.
Recommended motion: Approve the variance to reduce the minimum off-street parking requirement
from nine spaces to three spaces.
C. Site Plan Review.
Recommended motion: Approve the site plan review for a new three-story, four-unit multiple-family
dwelling, subject to the following conditions:
1. All site improvements shall be completed by August 3, 2022, 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.
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3. The applicant shall provide a lighting plan showing compliance with section 535.590 of the zoning
code.

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Rezoning ordinance
Oblique aerial photo
Written description and findings submitted by applicant
Survey
Site plan
Plans
Building elevations
Renderings
Photos
Public comments
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ORDINANCE
By Goodman
Amending Title 20, Chapter 521 of the Minneapolis Code of Ordinances relating to Zoning Code: Zoning
Districts and Maps Generally.
The City Council of the City of Minneapolis do ordain as follows:
Section 1. That Section 521.30 of the above-entitled ordinance be amended by changing the zoning district
for the following parcels of land, pursuant to MS 462.357:
Lot 28, Block 5, GLENCAR ADDITION, according to the recorded plat thereof, Hennepin County, Minnesota
(1104 25th Ave SE – Plate #16) to the R4 Multiple-Family District, retaining the UA University Area Overlay
District.

1104 25th Ave SE

04/28/2018

1104 25th Street Four-plex
Proposed use and Project Description
May 29th 2020
The proposed project is located at 1104 25th Ave SE. The site is a single lot with an area of 5,045 sf (0.12
acres). The lot is zoned R1A, and we will be requesting a rezoning to R4 to allow a multiple-family
housing project at this site. The site is located within the University overlay district.
The project is a new 3 story, 4 Unit apartment building that will replace a 1-1/2 story house. The total
building height is 35’-0” feet measured to the top of the high parapet and 42’-0” feet to the top of the
roof deck access stairs. The building is setbacks are 15’-0” front yard, 9 foot side yards and 28 foot rear.
The units are all multistory units, each with at- grade front doors. Two units are 2-story units that
occupy the basement and 1st floors. The other 2 units occupy the 2nd and 3rd stories. The upper two units
have access to private roof top decks. Exterior materials are fiber cement siding, wood siding, vinyl
windows and aluminum railing. Parking is provided off the alley as 3 surface stalls. Bike parking is
provided within the apartment and in a bike storage building located at the rear of the site. Each unit
will have space to store 2 bikes and the bike storage shed will have the capacity to store 24 bikes and
will be shared with the similar development at 1108 25th Ave SE. Trash and Recycling are also shared
facilities with 1108 25th Ave SE.

Required applications:
Site Plan Review
Variance to reduce the required parking
Rezoning from R1b to R4

Michael Stoddard
From:
Sent:
To:
Subject:
Attachments:

Michael Stoddard
Tuesday, June 16, 2020 9:36 AM
kevin.reich@minneapolismn.gov
Notification of the Land Use application for 1104 25th Ave SE
19-022.00 - L&P - 1104 25th Ave SE - LUA.pdf

Council Member Kevin Reich,
This email is to notify the Southeast Como Improvement Association that we will be submitting the Land use application
for the new development of a 4 unit apartment building at 1104 25th Ave SE. This project is one of 2 sites that will be
entitled separately. The other site is 1108 25th Ave SE. Below is the project description.
The proposed project is located at 1104 25th Ave SE. The site is a single lot with an area of 5,045 sf (0.12 acres). The lot
is zoned R1A, and we will be requesting a rezoning to R4 to allow a multiple-family housing project at this site. The site is
located within the University overlay district.
The project is a new 3 story, 4 Unit apartment building that will replace a 1-1/2 story house. The total building height is
35’-0” feet measured to the top of the high parapet and 42’-0” feet to the top of the roof deck access stairs. The
building is setbacks are 15’-0” front yard, 9 foot side yards and 28 foot rear. The units are all multistory units, each with
at- grade front doors. Two units are 2-story units that occupy the basement and 1st floors. The other 2 units occupy the
2nd and 3rd stories. The upper two units have access to private roof top decks. Exterior materials are fiber cement siding,
wood siding, vinyl windows and aluminum railing. Parking is provided off the alley as 3 surface stalls. Bike parking is
provided within the apartment and in a bike storage building located at the rear of the site. Each unit will have space to
store 2 bikes and the bike storage shed will have the capacity to store 24 bikes and will be shared with the similar
development at 1108 25th Ave SE. Trash and Recycling are also shared facilities with 1108 25th Ave SE.
Attached is the project presentation.
Let me know if you need anything else.
Regards,
Mick Stoddard

Mick Stoddard, LEED AP
Associate
DJR ARCHITECTURE INC.
333 Washington Avenue North, Suite 210 Union Plaza, Minneapolis, MN 55401
p: 612-676-2722 f: 612-676-2796
mstoddard@djr-inc.com / www.djr-inc.com

DJR Architecture
design that fits!
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Michael Stoddard
From:
Sent:
To:
Subject:

Michael Stoddard
Thursday, July 09, 2020 3:23 PM
Alex Farrell
1104 25th Ave SE Notification of Land Use Application

Alex,
We need to provide you with an update to the land use application for 1104 25th Ave SE.
The only real change to the project is that the bicycle shed was moved 6” further south to have the proper setback of an
accessory structure, which is 12”.
The complete list of applications required for this project is noted below.
1. Petition to rezone from R1A to R4 Multiple-Family District.
2. Variance to reduce the minimum off-street parking from nine spaces to three spaces in the UA
University Area Overlay District.
3. Site plan review for a new four-unit, multiple-family building.
Please let me know if need anything else.
Regards
Mick

Mick Stoddard, LEED AP
Associate
DJR ARCHITECTURE INC.
333 Washington Avenue North, Suite 210 Union Plaza, Minneapolis, MN 55401
p: 612-676-2722 f: 612-676-2796
mstoddard@djr-inc.com / www.djr-inc.com
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1104 25TH AVE SE
VARIANCES OF PARKING REQUIREMENTS
REQUIRED FINDINGS
In the UA Overlay District, the parking requirement for the proposed project is based on the
number of bedrooms. At 0.5 spaces per bedroom, the requirement for this 4-unit project is 10
parking spaces. A variance is requested to reduce the requirement to the 4 parking spaces. The
variance requests are consistent with the required findings under § 525.500 of the Zoning Code.

1)
Practical difficulties exist in complying with the ordinance because of circumstances
unique to the property. The unique circumstances were not created by persons presently having
an interest in the property and are not based on economic considerations alone.
The lot size limits the ability the project to meet the off street parking requirement of the
University Area overlay district and the medium density of 30-150 units per acre as suggested by
the future land use of the 2040 plan. The Site is located just south of Hennepin Ave and the future
land use for this area is Neighborhood Mixed Use and the built form is Corridor 4. The proposed
building is approximately 33 units/ acre, which is at the lower end of the suggested density for
this site. The site area is only 5,029 sf and cannot support both the guided density and required
parking of .5 stalls per bedroom. The site width is 40 feet which is not wide enough to provide the
required number of stalls, vehicle maneuvering clearances and screening. These are unique to
the property and were not created by the property owner.

2)
The property owner or authorized applicant proposes to use the property in a reasonable
manner that will be in keeping with the spirit and intent of the ordinance and the comprehensive
plan.
The proposed variance is reasonable in these circumstances and in keeping with the spirit and
intent of City ordinances. It is consistent with Comprehensive Plan policies intended to
encourage development of multifamily housing along transit routes which gives residents the
opportunity to live without cars and increase public transportation use. The proposed variance is
consistent with the Comprehensive Plan policies of providing access to goods and services
through walking, bike and transit and helping achieve the cities goal of reducing greenhouse gas
emissions. Additionally, each resident will have access to a secured bike parking provided in the
bike storage garage.

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 requested parking variances are in keeping with the pedestrian and transit-oriented goals of
the comprehensive plan. As discussed above, the parking variances are being requested to allow
a development that follows the guided density for this site. The variances will not be detrimental
to the residents of this project, nearby properties or the general public.

LAND USE APPLICATION
06.10.2020

PROJECT DESCRIPTION

PROJECT DATA

The proposed project is located at 1104 25th Ave SE. The site is a single lot with an area
of 5,045 sf (0.12 acres). The lot is zoned R1A, and we will be requesting a rezoning to R4
to allow a multiple-family housing project at this site. The site is located within the
University overlay district.

Address:						

The project is a new 3 story, 4 Unit apartment building that will replace a 1-1/2 story
house. The total building height is 35’-0” feet measured to the top of the high parapet and
42’-0” feet to the top of the roof deck access stairs. The building is setbacks are 15’-0”
front yard, 9 foot side yards and 28 foot rear. The units are all multistory units, each with
at- grade front doors. Two units are 2-story units that occupy the basement and 1st floors.
The other 2 units occupy the 2nd and 3rd stories. The upper two units have access to
private roof top decks. Exterior materials are fiber cement siding, wood siding, vinyl
windows and aluminum railing. Parking is provided off the alley as 3 surface stalls. Bike
parking is provided within the apartment and in a bike storage building located at the rear
of the site. Each unit will have space to store 2 bikes and the bike storage shed will have
the capacity to store 24 bikes and will be shared with the similar development at 1108
25th Ave SE. Trash and Recycling are also shared facilities with 1108 25th Ave SE.

Site
Site Area:
Zoning
Current Zoning District: 		
Current Overlay Zoning:		
Proposed Zoning: 				

1104 25th Ave SE
Minneapolis, MN 55414
5,029 sf
R1B
University Area Overlay
R4

Building Height
Allowed Height:				
Proposed Height:

4 stories - 56’-0”
3 stories ~ 42’-6”

Floor-Area Ratio
FAR R4 Allowed 				
FAR Proposed					

1.5 (7,543 sf)
1.12 (5,672 sf)

Parking Required
Total required
Total provided				

10 spaces
3 spaces

Bicycle Parking Required
Total required
Total provided			

20 racks
20 racks

1104 25th Ave
Apartments
Minneapolis, Minnesota

Building Areas
Basement Gross Area			

1,804 sf

Level 1 Gross Area				

1,804 sf

Level 2 Gross Area				

1,804 sf

Level 3 Gross Area				

1,804 sf

Roof Access Gross Area		

260 sf

Total Gross Area:				

7,476 sf

Unit Breakdown
Basement / Level 1 :
Level 2 / Level 3: 				

(2) 5BR Units
(2) 5BR Units

Total Units:

4 Units

19-076.00

PROJECT
INFORMATION

1
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Hoover St. NE.

Goods and Services Corridor

Production and Processing

E. Hennepin Ave.

SITE

Neighborhood Mixed Use

27th Ave. SE.

26th Ave. SE.

25th Ave. SE.

24th Ave. SE.

Related
development

Urban Neighborhood

2040 PLAN: LAND USE MAP
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Hoover St. NE.

Production
1104 25th Ave
Apartments

E. Hennepin Ave.

Minneapolis, Minnesota

27th Ave. SE.

SITE

Corridor 4

26th Ave. SE.

25th Ave. SE.

24th Ave. SE.

Related
development

Interior 2

19-076.00

2040 PLAN: LAND
USE AND BUILT FORM

3

2040 PLAN: BUILT FORM MAP
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1104 25th Ave
Apartments

EXISTING CONDITIONS
E

Minneapolis, Minnesota
19-076.00

A

B

F

SITE CONTEXT
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Trash

BIKE RACK

TRASH
AREA

Recycling

5

6
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THE PLANT MATERIALS, INSTALLATION AND MAINTENANCE OF THE PLANT MATERIALS,
SHALL COMPLY WITH SECTIONS 530.200 AND 530.210 OF THE CITY OF MINNEAPOLIS
ZONING CODE.
530.200. - Plant material standards.
Landscape species shall be indigenous or proven adaptable to the climate, but shall not be invasive on
native species. Plant materials shall comply with the following standards:
(1) All required trees shall be a minimum of two and one-half (2.5) inches caliper in size, except cluster
or multiple trunk specimens, which shall be a minimum of one (1) inch caliper in size.
(2) All required shrubs shall be a minimum of one (1) gallon container size.
(3) All landscape materials shall be tolerant of specific site conditions, including but not limited to heat,
cold, drought and salt.
(4) Landscape materials that are used for screening shall be of a size that allows growth to the desired
height and opacity within two (2) years.
530.210. - Installation and maintenance of materials.
Installation and maintenance of all landscape materials shall comply with the following standards:
(1) Areas to be landscaped shall be prepared and improved as specified by current Minnesota Department
of Transportation standards for soil preparation and drainage.
(2) All landscape materials shall be installed to current industry standards.
(3) Maintenance and replacement of landscape materials shall be the responsibility of the applicant or
property owner including the maintenance of any trees planted in the public right-of-way. An adequate
water supply shall be indicated in the site plan. Landscape maintenance should incorporate
environmentally sound management practices, including the following:
a. The use of water and energy efficient systems such as drip irrigation.
b. Pruning primarily for plant health and replacing dead materials annually.
c. Anticipating and allowing plant community succession.

NOTE: LANDSCAPE DESIGN BY OTHER
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LP Smart Side Color: Cavern Steel
James Hardi Trim Color: Cobble Stone
VINYL WINDOWS Color: White
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James Hardi Panel Color: Cobble stone
Doors Color: Red

1104 25th Ave
Apartments
Minneapolis, Minnesota
19-076.00
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EXISTING CONTEXT
3 | BAD APPLE MINI URBAN ORCHARD
4 | MUELLER INC. (FABRICATION SHOP)
5 | KOEHLER AND DRAMM FLORIST
6 | GO FRESH (PRODUCE PROCESSING)
7 | RENU UPHOLSTERY
8 | SINGLE FAMILY HOME (1100 25TH)
9 | FAMILY STUDENT HOUSING

23rd Ave. SE.

PROPOSED SITE
1 | PROPOSED BUILDING (1108 25TH)
2 | RELATED DEVELOPMENT SITE		
(1108 25TH)
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Sether, Shanna M
From:
Sent:
To:
Cc:
Subject:
Attachments:

Peggy Booth <peggyanne@usfamily.net>
Monday, July 27, 2020 11:25 AM
Sether, Shanna M
Pinkalla, Craig J.
[EXTERNAL] RE: [EXTERNAL] RE: [EXTERNAL] public hearing on 1104 and 1108 25th Ave
SE
DSCN5418 copy.jpg; DSCN5419 copy.jpg

Thank you.
Are you aware that the survey for 1104 does not include the largest and most valuable tree on the property? It’s an
approx. 16” dbh gingko on the left (north) side of the front yard. I believe that the developer should be required to save
and protect it from construction damage.
Also, I will be making some suggestions for different species of trees to be planted. The flowering crabs will not do well
on the north sides of the buildings or in between the buildings, a serviceberry is a much, much better choice (e.g.
Amelanchier Autumn Brilliance). I think protection of the gingko should replace planting of the honeylocust at 1104. At
1108, instead of the honeylocust, they should be required to plant a tree with greater leaf surface area (i.e. bigger
leaves) to provide more environmental benefits since they are taking out so much tree canopy with removal of large ash,
boxelder, etc. Many types of trees would be better than the honeylocust. I can make some suggestions if needed.
Peggy
From: Sether, Shanna M [mailto:Shanna.Sether@minneapolismn.gov]
Sent: Monday, July 27, 2020 9:28 AM
To: Peggy Booth
Subject: RE: [EXTERNAL] RE: [EXTERNAL] public hearing on 1104 and 1108 25th Ave SE

Hello Peggy,
Sorry, if had forgotten that the applicant mixed up the naming convention. Please see the attached landscaping plan
proposed for 1104 25th Ave SE.
Thank you,
Shanna

Shanna Sether
Principal City Planner
City of Minneapolis – Community Planning and Economic Development
250 S. Fourth Street – Room 300
Minneapolis, MN 55415
Office: 612-673-2307
shanna.sether@minneapolismn.gov
www.minneapolismn.gov/cped
1

From: Peggy Booth <peggyanne@usfamily.net>
Sent: Saturday, July 25, 2020 10:33 AM
To: Sether, Shanna M <Shanna.Sether@minneapolismn.gov>
Subject: [EXTERNAL] RE: [EXTERNAL] public hearing on 1104 and 1108 25th Ave SE
Thank you very much.
It appears that what you sent me labeled as 012-C6-LANDSCAPING PLAN-1104 25 TH Ave SE is instead the existing
conditions. Could you try to send me the proposed landscaping for 1104?
Thanks again.
I didn’t work with Steve or Anne. Also, I was full time employee with Mpls Planning Department as a planner/urban
designer in 1975-1980. That’s really going back.
From: Sether, Shanna M [mailto:Shanna.Sether@minneapolismn.gov]
Sent: Friday, July 24, 2020 6:33 PM
To: Peggy Booth
Subject: RE: [EXTERNAL] public hearing on 1104 and 1108 25th Ave SE

Good evening Peggy,
The applicant is proposing to construct two four-unit buildings; one on each lot. The site plan shows both structures. I
included the exterior elevations of one of them; they are identical. The landscape plans are separate by address and
attached.
Each of the dwelling units has five bedrooms. The minimum off street parking for 1104 25 th Ave SE is reduced to nine
spaces, because they are providing an enclosed bicycle shelter. 1104 25 th Ave SE is seeking a parking variance from nine
spaces to three. The minimum off-street parking for 1108 25th Ave SE is ten spaces and they’re providing four.
The staff report and all of the attachments will be available online next week Wednesday afternoon.
Please let me know if you have any additional questions.
Thank you,
Shanna
Perhaps you worked with Steve Poor or Anne Rolandelli then? I’ve been at the City for 17 years, but they’ve been here a
little longer than that.

Shanna Sether
Principal City Planner
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City of Minneapolis – Community Planning and Economic Development
250 S. Fourth Street – Room 300
Minneapolis, MN 55415
Office: 612-673-2307
shanna.sether@minneapolismn.gov
www.minneapolismn.gov/cped

From: Peggy Booth <peggyanne@usfamily.net>
Sent: Thursday, July 23, 2020 10:55 AM
To: Sether, Shanna M <Shanna.Sether@minneapolismn.gov>
Subject: [EXTERNAL] public hearing on 1104 and 1108 25th Ave SE
Hello Shanna,
I live at 1089 25th Ave SE and received your letters regarding the public hearing regarding the 4 unit multiple-family
dwellings at 1104 and 1008 25th Avenue SE.
I would like you to email me some more information on the proposals.
To clarify is the proposal to have two 4 unit dwellings on the 2 properties combined?
What are the variances on off-street parking and bicycle parking (i.e from what #s under the requirements in zoning to
what proposed numbers with the variance?
Could you please email me the site plan(s) and proposed building elevations?
Thanks very much.
Margaret (Peggy) Booth
612-379-0212
P.S. FYI more than 20 years before I remarried and went by the name Peggy (legally Margaret) Sand, I was a consulting
landscape architect for several years for City Planning and did the site plan reviews.
[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening links or
attachments.
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