
  

Date Application Deemed Complete November 10, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period January 9, 2016 End of 120-Day Decision Period Not applicable 

 

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 2838 Fremont Avenue South 

Project Name:  Flux Clubroom and Deck  

Prepared By: Lisa Steiner, City Planner, (612) 673-3950 

Applicant: Brent Rogers, Saturday Properties 

Project Contact:  Gretchen Camp & Mike Kuntz, BKV Group 

Request:  To amend a previously approved site plan review application for a new 
clubroom and rooftop deck at the sixth floor. 

Required Applications: 

Site Plan Review For a sixth-floor clubroom and roof deck addition. 

SITE DATA 

Existing Zoning R6 Multiple-Family District 

Lot Area 79,821 square feet / 1.83 acres (including lot north of the alley) 

Ward 10 

Neighborhood Lowry Hill East 

Designated Future 
Land Use 

Urban Neighborhood 

Land Use Features None 

Small Area Plan 
Midtown Greenway Land Use and Development Plan (2007) 

Uptown Small Area Plan (2008) 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #2 

December 7, 2015 

BZZ-7500 

mailto:lisa.steiner@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
http://www.ci.minneapolis.mn.us/cped/planning/cped_uptown-plan
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site is bound by Fremont Avenue South 

to the east, Girard Avenue South to the west, and the Midtown Greenway to the south. The property is 

composed of two parcels, both zoned R6 Multiple-Family, which are separated by an existing public alley. 

A 216-unit multi-family apartment building, “Flux,” was constructed on the site in 2011. The building 

varies in height from 8 stories/ 84 feet at the tallest portion of the structure facing the Midtown 

Greenway (south property line) to 2 stories/ 23 feet adjacent to the north property line. The U-shaped 

building is oriented around a large central courtyard which has various amenities including walkways, 

plantings, and a pool. Landscaping and a dog run are located on the northern parcel across the alley.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties are 

primarily residential uses of varying densities. North of the site are single- and two-family dwellings. 

Across Fremont Avenue South are multi-family dwellings. The Midtown Greenway is located directly 

south of the subject property and a pedestrian bridge is present connecting Girard Avenue South to 

properties south of the greenway.  

PROJECT DESCRIPTION. The applicant is proposing the construction of an approximately 500 

square foot clubroom and an approximately 500 square foot outdoor rooftop deck with a grill, fireplace 

and seating. The clubroom and roof deck would be located at the northeast corner of the existing 

building at the sixth level, on top of a portion of the building that is only five stories in height. This 

amenity space is intended to provide another option for residents than the large courtyard and pool 

area. This rooftop addition and deck was accommodated for structurally when the building was 

constructed in 2011 but was not proposed when the previous land use applications were approved.  

Because the property is subject to previous land use approvals, the construction of the clubroom and 

rooftop deck constitutes more than a minor change to the approved site plan, and thus requires 

amendment of the site plan. The requirements for application and approval of a site plan amendment are 

the same as the requirements for the original application and approval.   

RELATED APPROVALS. In 2010, multiple land use applications (listed in the table below) were 

approved by the Planning Commission to allow for the construction of the existing multi-family 

apartment complex. 

Planning 
Case # 

Application Action 

BZZ-
4743 

 Conditional Use Permit to allow 237 residential dwelling units. 

 Conditional Use Permit to increase the maximum permitted height to 8 
stories or 84 feet at the tallest portion of the proposed structure. 

 Variance of the front yard setback adjacent to Girard Avenue South from 
15 feet, 2 inches (due to a front yard increase) to 11 feet, 5 inches at the 
closest point for patios and balconies that exceed 50 square feet in size. 

 Variance of the front yard setback adjacent to Fremont Avenue South 
from 26 feet, 7 inches (due to a front yard increase) to 14 feet, 9 inches 
at the closest point for the proposed structure and to 12 feet, 7 inches at 

the closest point for patios and balconies that exceed 50 square feet in 
size. 

 Variance of the interior side yard setback adjacent to the north property 
line from 19 feet to 17 feet for patios and balconies that exceed 50 

All applications 
approved on 

April 12, 2010 

http://www.minneapolismn.gov/meetings/planning/planning-commission_2010_cpc_actions_04-12-102
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square feet in size. 

 Variance of the interior side yard setback adjacent to the south property 
line from 19 feet to 16 feet, 7 inches for patios and balconies that exceed 

50 square feet in size. 

 Variance to allow walkways greater than 6 feet in width within the front 
yard setback adjacent to Girard Avenue South and Fremont Avenue 

South and within the interior side yards adjacent to the north and south 
property lines. 

 Variance of the minimum lot area per dwelling unit to allow 237 dwelling 
units from 334 square feet per dwelling unit to 296 square feet per 

dwelling unit or a variance of approximately 11.4%. 

 Site Plan Review for an 8-story, 237 unit multi-family residential 
development on the vacant former Acme Tag and Label Company 

property. 

PUBLIC COMMENTS. No comments have been received as of the writing of this report. Any 

correspondence received prior to the public meeting will be forwarded on to the Planning Commission 

for consideration.  

ANALYSIS 

SITE PLAN REVIEW 

The Department of Community Planning and Economic Development has analyzed the application based 

on the required findings and applicable standards in the site plan review chapter: 

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

Building Placement and Design – Meets requirements 

 The placement of the existing building reinforces the street wall. The proposed rooftop clubroom 

and deck would add approximately 500 square feet of bulk to the sixth level facing Fremont 

Avenue South.  

 The building is subject to greater yard requirements and thus is placed further than 8 feet from the 

property lines facing the public streets. The rooftop addition does not alter the ground floor of the 

existing building.  

 No changes are proposed between the building and the lot lines. The areas between the buildings 

and the public streets have shrubs and trees along both street frontages, as well as in between the 

required setbacks and adjacent property lines within the interior side yards. 

 The principal entrance to the building is located along Fremont Avenue South, with another entry 

on Girard Avenue South. The proposed rooftop clubroom would be accessed internally from the 

sixth level of the building. 

 On-site accessory parking is located in a two-story underground parking garage which is accessed 

off of Fremont Avenue South. 

 The existing building has architectural details and windows to create visual interest and increase 

security of adjacent outdoor spaces. The rooftop clubroom addition would incorporate windows 

on exterior walls for visual interest. 

 The rooftop addition would not have blank walls over 25 feet in length. 

 The rooftop addition is proposed to be clad in durable fiber cement panels matching the existing 

fiber cement panels on the building in spacing, texture, color and reveals.  

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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 Since matching fiber cement panels will be utilized, the materials and appearance of the proposed 

rooftop clubroom would be similar to and compatible with all sides of the existing building.  

 No plain face concrete block is proposed. 

 Approximately 75 square feet of windows are proposed on the rooftop addition facing Fremont 

Avenue South. Additionally, a large operable glass wall system is proposed along the north wall of 

the rooftop clubroom addition facing the deck area. The proposed windows exceed the 

requirement that 10% of walls on upper floors be windows. The existing building also meets the 

window requirements. 

 The existing building complies with the requirement that inactive functions cannot exceed 30% of 

linear street frontage. The rooftop addition and deck will not alter the ground floor of the building. 

 The roof of the addition will be flat like the rest of the existing building. This is similar to 

surrounding buildings. 

 The existing parking garage is underground. 

Access and Circulation – Meets requirements 

 Well-lit walkways at least four feet in width connect the existing building and adjacent public 

sidewalk.  

 No transit shelters are present or proposed. 

 Vehicular access and circulation has been designed to minimize conflicts with pedestrians and 

surrounding residential uses. The underground parking garage is accessed off of Fremont Avenue 

South. 

 The rooftop clubroom and deck will not change the amount of impervious surface on the site.  

Landscaping and Screening – Meets requirements 

 The composition and location of the existing landscaped areas complement the scale of the 

development and the surroundings. 

 The existing building complies with and even exceeds the landscaping and screening requirements; 
the proposed rooftop deck and clubroom would not change the landscaping requirements.  

Table 1. Landscaping and Screening Requirements 

 Code Requirement Proposed 

Lot Area -- 70,228 sq. ft. 

Building footprint -- 35,004 sq. ft. 

Remaining Lot Area -- 35,224 sq. ft. 

Landscaping Required 7,045 sq. ft. 17,600 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 14 trees 77 trees 

Shrubs (1: 100 sq. ft.) 70 shrubs 695 shrubs 

 

Additional Standards – Meets requirements 

 There is no surface parking on the site. All parking is provided in a two-story underground garage 

accessed off of Fremont Avenue South. 

 The proposed rooftop clubroom addition and deck would not block views of important city 

elements or alter the generation of wind currents at the ground. The new bulk added would be an 

approximately 24 foot by 20 foot addition atop a portion of the building that currently steps down 

to five stories. Any change in shadowing of public spaces or adjacent properties would be very 

minimal.  
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 The rooftop addition would incorporate windows on both the north and east sides which will 

allow for additional surveillance of the street and the rooftop deck area.  

 The site does not include any locally designated historic structures or significant historic buildings. 

 

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

The proposed use is permitted in the R6 Multiple-Family District. 

Off-street Parking and Loading – Meets requirements 

 The parking requirement for this site is one space per dwelling unit. With the transit incentive, this 

project would now qualify for a 50 percent reduction in required parking due to its proximity to 

transit. There are 216 dwelling units in the existing building and 220 existing parking spaces. The 

rooftop clubroom and deck addition does not increase the parking requirement, which would now 

be 108 due to the transit reduction. 

 The bicycle parking requirement is one space per 2 dwelling units. The building has a bicycle 

parking requirement of 108 spaces. The building has 237 bicycle parking spaces. 

 The existing building has one 16 foot by 40 foot loading space which meets the requirement of one 
small loading space. 

Building Bulk and Height – Meets requirements 

 The maximum floor area ratio for multiple-family dwellings in the R6 District is 3.0. Because all 

required parking is provided within the building, the building is eligible for a 20 percent density 

bonus. Therefore, the maximum floor area ratio for this site is 3.6. With the proposed addition, 

the gross floor area is increased by 460 square feet. The floor area ratio would remain at 3.15.  

 A conditional use permit was approved for the existing building to increase the height from the 

district maximum 6 stories/84 feet to 8 stories/ 84 feet. Because the rooftop addition is proposed 

to be located at the sixth level in a portion of the building which is only 5 levels in height, it does 
not increase the height of the building. 

Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 
70,228 sq. ft. / 1.61 acres 

(excludes north parcel separated by alley) 

Gross Floor Area 

(GFA) 
-- 221,341 sq. ft. 

Maximum Floor Area 
Ratio (GFA/Lot Area) 

3.6 3.15 

Maximum Building 
Height 

District: 6 stories/ 84 feet 

Approved CUP: 8 stories /84 feet 
8 stories/ 84 feet (No change) 

 

Lot Requirements – Meets requirements 

 The existing building meets the lot requirements. The proposed rooftop addition not does impact 
the lot requirements. 
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Table 2. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 216 DUs 

Density (DU/acre) -- 118 DU/acre 

Minimum Lot Area 5,000 sq .ft. 70,228 sq. ft. 

Maximum Impervious Surface Area 85% 75% 

Maximum Lot Coverage 70% 49% 

Yard Requirements – Meets requirements 

 In 2010, the development received yard variances of all sides as noted above in the “related 

approvals” section. The proposed rooftop addition is located within the existing envelope of the 
building and complies with the yard requirements. 

Table 3. Minimum Yard Requirements 

 
Yard 

Requirement 
2010 approved variances 

Proposed location 
of rooftop addition 

Front – Fremont 
(West) 

26 ft. 7 in 

(established) 

14 ft. 9 in. for structure and 12 ft. 7 
in. for patios and balconies 

32 ft. 

Front - Girard 
(East) 

15 ft. 2 in. 

(established) 

11 feet, 5 inches at the closest point 
for patios and balconies  

215 ft. 

Interior Side 
(North) 

19 ft. 17 feet for patios and balconies 54 ft. 

Interior Side 
(South) 

19 ft. 
16 feet, 7 inches for patios and 

balconies 
160 ft. 

 

Signs – Meets requirements 

 No changes to the existing signs are proposed. The building currently has one 10 square foot 

illuminated wall sign on the west elevation, one illuminated 9 square foot wall sign on the east 

elevation, and one non-illuminated 17 square foot monument sign at the southwest corner of the 
property. These have received the required sign permits.  

Screening of Mechanical Equipment – Meets requirements 

 All mechanical equipment is subject to the screening requirements of Chapter 535 and district 
requirements. No change is proposed to mechanical equipment. 

Refuse Screening – Meets requirements 

 All refuse and recycling storage containers are subject to the screening requirements in Chapter 

535.  There is an existing trash and recycling room located on the north side of the structure 
adjacent to the public alley. 

Lighting – Meets requirements 

 Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code. 
The rooftop deck will be lit with wall sconces which will meet the lighting standards. 

Fences – Meets requirements 

 No new fences are proposed. Fences must comply with the requirements in Chapter 535.  

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_ARTIGEPR_535.80SCRERESTCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTVIFE
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Specific Development Standards – Not applicable 

 

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

The Minneapolis Plan for Sustainable Growth identifies the site as Urban Neighborhood on the future land 

use map. The proposed development is consistent with the following principles and policies outlined in 

the comprehensive plan:  

Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, 

scale, and intensity. 

1.2.1 Promote quality design in new development, as well as building orientation, scale, 

massing, buffering, and setbacks that are appropriate with the context of the 

surrounding area. 

Housing Policy 3.2: Support housing density in locations that are well connected by 

transit, and are close to commercial, cultural and natural amenities. 

3.2.1  Encourage and support housing development along commercial and community 

corridors, and in and near growth centers, activity centers, retail centers, transit 

station areas, and neighborhood commercial nodes. 

Urban Design Policy 10.4: Support the development of residential dwellings that are of 

high quality design and compatible with surrounding development. 

10.4.1 Maintain and strengthen the architectural character of the city's various residential 

neighborhoods. 

Urban Design Policy 10.6: New multi-family development or renovation should be 

designed in terms of traditional urban building form with pedestrian scale design 

features at the street level. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject building 

as well as for adjacent properties by building within required setbacks. 

10.6.3  Provide appropriate physical transition and separation using green space, setbacks or 

orientation, stepped down height, or ornamental fencing to improve the compatibility 

between higher density and lower density residential uses. 

10.6.4 Orient buildings and building entrances to the street with pedestrian amenities like 

wider sidewalks and green spaces. 

10.6.5 Street-level building walls should include an adequate distribution of windows and 

architectural features in order to create visual interest at the pedestrian level. 

Urban Design Policy 10.7: Maintain and preserve the quality and unique character of 

the city's existing housing stock. 

10.7.3 Encourage adaptive reuse, retrofit and renovation projects that make the city's 

housing stock competitive on the regional market. 

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

The Midtown Greenway Land Use and Development Plan was adopted by the City Council in 2007 and the 

Uptown Small Area Plan was adopted in 2008. Both plans incorporate guidance for this site. The Midtown 

Greenway plan designated the subject site as a high-density housing site on the future land use plan as 

well as a Transit-Oriented Development District. The Uptown plan suggests that height on the north side 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
http://www.ci.minneapolis.mn.us/cped/planning/cped_midtown-greenway
http://www.ci.minneapolis.mn.us/cped/planning/cped_uptown-plan
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of the Greenway should be lower than that in the core of Uptown in order to provide a transition into 

the residential area to the north.  

The addition of an approximately 500 square foot rooftop clubroom addition and deck area at the sixth 

level of the existing building would be consistent with the guidance in both plans. The existing building 

steps down towards the lower density residential uses to the north. The nearest single-family residential 

property to the north would be about 120 feet from the clubroom and deck as it is buffered by the 

parcel north of the alley which is part of the existing development. Multi-family residential buildings are 

located across Fremont Avenue South from the proposed rooftop clubroom and deck addition. Staff 

finds that the proposal would be consistent with the applicable guidance in the adopted small area plans. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 

requirement upon finding that the project meets one of three criteria required for alternative 

compliance. When originally approved by the Planning Commission, the existing building only required 

alternative compliance for a blank wall; the plans were subsequently amended to eliminate the blank 

wall. The rooftop addition meets all site plan review requirements and does not require any alternative 
compliance. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 

Planning Commission adopt staff findings for the application by BKV Group for the property located at 
2838 Fremont Avenue South: 

A. Site Plan Review for an addition. 

Recommended motion: Approve the application to amend a previously approved site plan for a 

new rooftop clubroom and deck addition, subject to the following conditions: 

1. CPED staff shall review and approve the final plans before building permits may be issued. 

1. All site improvements shall be completed by December 7, 2017, unless extended by the 

Zoning Administrator, or the permit may be revoked for non-compliance. 

2. The conditions of approval for BZZ-4743 shall remain in effect. 

ATTACHMENTS 

1. Zoning map 

2. Written description and findings submitted by applicant 

3. Aerial photos 

4. Plans and elevations 

5. Photos 
6. Correspondence 

 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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Flux Apartments – Roof Deck 
 
The Flux site is bounded by Fremont Avenue to the east, Girard Avenue to the west, and the Midtown 
Greenway to the south.  Just blocks away from the heart of Uptown and fronting the revitalized Midtown 
Greenway corridor, Flux offers a truly multi-modal lifestyle with easy access to recreational, commercial, 
and social amenities.  The objective of the redevelopment was to create a distinctive and sustainable 
project that builds on the energy and diversity of the local community and nearby Greenway.  The plan 
consists of market-rate rental housing with a variety of dwelling unit choices, below-grade parking, 
community rooms, and open spaces.  The project location offers residents an abundance of convenient 
services with direct access to recreational, commercial and social amenities. 
 
This 216-unit market-rate project combines a variety of dwelling types, including street-level walk-ups, 
terrace units, flats and penthouse units (ranging in size from 545 sf studios to 1,300 sf two-bedrooms) into 
a sophisticated and upscale spa and resort-like atmosphere.  Here, indoor and outdoor spaces blend to 
create an open, engaging social community for residents.   Amenities include a cyber café, culinary 
kitchen, pub and billiards room, yoga and fitness center, and outdoor features such as a bar, fireplace, 
pool, spa, grilling stations, cabanas, bocce court, and a 5,000 sf community dog park. 
 
The owners of Flux are proposing a roof deck amenity for the building.  This roof deck was 
accommodated for in the original structural design of the building but was not built due to budget 
constraints at the time.  In order to compete with the new projects in the neighborhood that have been 
constructed after Flux was built in 2011, most of which have similar rooftop amenities, the owners would 
like to build out a modest-sized rooftop amenity.   
 
The new club room is less than 500 sq ft and also includes an outdoor deck with a grill, fireplace and 
some seating.  This roof deck is intended to be an intimate space for residents to enjoy year-round and to 
get away from the ground-level commotion of the large courtyard and pool area at Flux.    
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