
  

Date Application Deemed Complete February 19, 2016 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period April 19, 2016 End of 120-Day Decision Period Not applicable 

 

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 333-359 Hoover Street NE; 332-346 Delano Street NE; 2524 Winter Street NE 

Project Name:  Ryder Truck Rental, Inc. 

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

Applicant: Ryder Truck Rental, Inc. 

Project Contact:  Jim Reczek 

Request:  To use the property as a truck sales, service, or rental business. 

Required Applications: 

Conditional Use 
Permit 

To allow a truck sales, service, and rental business in the I2 Medium Industrial 
District. 

Site Plan Review For a transportation use. 

SITE DATA 

Existing Zoning I2 Medium Industrial District 

Lot Area 90,615 square feet / 2.08 acres 

Ward(s) 1 

Neighborhood(s) Southeast Como Improvement Association 

Designated Future 
Land Use Industrial 

Land Use Features Commercial Corridor (East Hennepin Avenue) 

Small Area Plan(s) Industrial Land Use and Employment Policy Plan (2006) 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site contains a total of 13 parcels at the 
southeast corner of the intersection of Hoover Street NE and Winter Street NE, approximately two 
blocks north of East Hennepin Avenue. The site currently contains a two-story building that was 
constructed in 1962 and a vehicle storage lot that was previously used by Cedar Towing. The principal 
building on the site occupies a 9,399 square foot footprint and is located in the northwest corner of the 
site and is adjacent to Hoover Street NE and Winter Street NE. The southern boundary of the property 
is adjacent to a railroad line that runs east to west. To the east of the site is a large industrial warehouse 
and factory. The property currently contains a landscaped area along the west and south property lines 
with trees, a hedge, and a chain-linked fence with barbed wire. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are primarily industrial uses in 
the immediate vicinity of the property. The property across Winter Street NE contains commercial 
uses, as does one of the properties to the west of the property. However, the majority of the 
properties north of Hennepin Avenue are industrial in nature. The properties to the south of Hennepin 
Avenue have low-density residential housing with commercial uses along the Hennepin Avenue corridor. 

PROJECT DESCRIPTION. The applicant is proposing to use the property for truck leasing, sales, 
and service. The existing building would contain a repair garage and offices, which would be modified in 
order to meet accessibility standards and improve interior lighting. The proposed site improvements 
would include paving and patching the surface parking area, pruning existing trees and shrubs, adding 
mulch and new landscaping materials around the perimeter of the site and near the building, and adding 
slats to the existing eight-foot-tall chain link fence. 

The applicant’s site plan shows 18 vehicle parking spaces for employees and visitors, including two 
accessible spaces, and 24 parking spaces for trucks (10 feet by 30 feet), for a total of 42 spaces. The 
remaining area would be used for maneuvering or temporary parking of tractor trailers awaiting 
services. 

A truck sales, service, or rental use requires a conditional use permit in the I2 Medium Industrial 
District, as well as site plan review. 

RELATED APPROVALS. The subject site was used by Cedar Towing most recently. However, most 
of the site improvements required by the City Planning Commission as part of their 2003 application 
were never implemented. In 2014, a different applicant received approvals to use the site as an auto 
storage lot, but never ended up using the site or implementing any improvements as conditioned by the 
City Planning Commission. 

Planning Case # Application Description Action 

BZZ-1059 

CUP for towing service, Variance from 
the paving/surfacing requirements, Site 
Plan Review. 

Cedar Towing City Planning 
Commission 
approved on March 
31, 2003 

BZZ-6723 

CUP for a motor vehicle storage lot, 
Site Plan Review 

Hoover Street 
Auto Storage 

City Planning 
Commission 
approved on 
September 29, 2014 
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PUBLIC COMMENTS. Staff has not received any public comments as of the printing of this report. 
Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration. 

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a truck rental business in the I2 Medium Industrial District based on the following findings: 

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

If managed properly, the use should not prove detrimental to or endanger public health or safety 
provided the project complies with applicable building codes, life safety ordinances, and the City’s 
stormwater management ordinance. The applicant has stated that motor vehicles at the property 
shall conform to all safety and environmental protection laws and regulations. 

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 truck rental, service, and sales use would have the potential to generate significant off-site 
impacts related to traffic and emissions. It is expected that much of the traffic coming to the site 
would arrive via East Hennepin Avenue, which is a Community Corridor with a good deal of 
residential property along its south side. Further, outdoor storage of vehicles can have a negative 
impact on the area in terms of visual blight. However, these types of impacts reflect the reasons for 
limiting outdoor vehicle storage to the industrial districts. To the extent feasible, these impacts must 
be mitigated through existing controls such as the stormwater management ordinance, landscaping 
and screening through site plan review, and by ensuring users of the site would have access to off-
street parking.  

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

Utilities and access roads are existing and adequate for the truck rental use. The submitted plans 
show that all parking areas would comply with the surfacing requirements of Chapter 541 of the 
zoning code, and staff recommends a condition of approval that ensures compliance with the 
surfacing requirements. 

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

Truck rentals and sales would be the primary use on site. The parking requirement for the use is 18 
vehicle parking spaces, and 18 are provided. With the recommended conditions of approval, one 
loading space would be provided, along with 24 truck parking spaces. Sufficient parking is provided 
for customer parking, employee parking, and parking of the rented trucks. Adequate measures have 
been or 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 proposed use is consistent with its Industrial future land use designation in The Minneapolis Plan 
for Sustainable Growth and the following general land use policies:  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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Land Use Policy 1.1: Establish land use regulations to achieve the highest possible 
development standards, enhance the environment, protect public health, support a 
vital mix of land uses, and promote flexible approaches to carry out the comprehensive 
plan. 

1.1.5 Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes 
pedestrian and vehicular conflict; promotes street life and activity; reinforces public 
spaces; and visually enhances development. 

Land Use Policy 1.14: Maintain Industrial Employment Districts to provide appropriate 
locations for industrial land uses. 

1.14.5 Encourage and implement buffering through the site plan review process to mitigate 
potential conflicts between industrial uses and adjacent other uses. 

Urban Design Policy 10.12: Design industrial uses with appropriate transitions and 
other design features which minimize negative impacts on surrounding residential uses. 

10.12.1 Provide appropriate physical transition and separation using green space, fencing, 
setbacks or orientation between industrial uses and other surrounding uses. 

10.12.6 Use the site plan review process to ensure that lighting and signage associated with 
industrial uses do not create negative impacts for residential properties. 

The site is located approximately 350 feet from the nearest residential property. Although light 
industrial uses are preferred users of industrial land, the proposed truck rental, service, and sales 
use is allowed as a conditional use in the I1, I2, and I3 zoning districts. The applicant is proposing 
landscaping and screening to minimize potential impacts of the vehicle storage lot on nearby 
properties. 

The subject site is located in the Mid-City Industrial Area Employment District in the Industrial Land 
Use Employment Policy Plan (2006). The site is identified for I2 Medium Industrial District zoning in 
the plan, which is consistent with the existing zoning classification of the site. The plan also 
encourages buffering between industrial sites and adjacent uses. While the subject site is surrounded 
by industrial uses, the proposed design incorporates landscaped yards and screens along the north, 
west, and south sides of the property. 

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

With the recommended conditions of approval, and if the requested land use applications are 
approved, the proposal will comply with all provisions of the I2 Medium Industrial District. 

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 

Building placement – 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 building is existing on the site and the applicant is not proposing to make any exterior 
alterations. 

• The existing building is placed up to the front lot line at the corner of Hoover Street NE and 
Winter Street NE. The first floor of the building is therefore within eight feet of the front lot line 
on both sides. 

• The area between the building and curb includes landscaping and a small walkway. 
• All on-site accessory parking is located to the rear or interior of the site. 

Principal entrances – Meets requirements with Conditions of Approval 

• The building is oriented so that at least one principal entrance faces the front property line, as the 
principal entrance is located on the northwest corner of the site and building and faces Hoover 
Street NE. There is also an entrance facing the on-site parking area at the southwest corner of the 
building. 

• The principal entrance facing Hoover is clearly defined and emphasized through the use of an 
awning. The entrance facing the on-site parking is not clearly defined. Staff recommends a condition 
of approval that requires the applicant to define the walkway leading from the parking area to the 
south entrance through the use of landscaping and site improvements. 

Visual interest – Meets requirements 

• The building walls provide architectural detail and contain windows in order to create visual 
interest. 

• There are blank, uninterrupted walls exceeding 25 feet in length. However, this is an existing 
condition. 

Exterior materials – Meets requirements 

• The exterior materials on the existing building consist of brick and painted concrete block, and are 
considered durable materials. The applicant is proposing to repaint the exterior of the building. 

• The existing building is consistent with the City’s policy of allowing no more than three exterior 
materials per elevation, excluding windows, doors, and foundation materials. 

• Plain face concrete block is not proposed along any public streets, sidewalks, or adjacent to a 
residence or office residence district. 

• The exterior materials and appearance of the rear and side walls of the building are similar to and 
compatible with the front of the building. 

Windows – Meets requirements 

• For nonresidential uses, the zoning code requires that no less than 30 percent of the walls on the 
first floor are windows with clear or lightly tinted glass with a visible light transmittance ratio of six-
tenths (0.6) or higher. 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. Principal 
uses in the Industrial Districts may provide less than the 30 percent windows on the walls that face 
an on-site parking lot if the lot is not located between the building and the public street, public 
sidewalk, or public walkway. The existing building does not have at least 30 percent windows on its 
first-floor façade facing the public street. However, this is an existing condition. 

• All windows are vertical in proportion. The fenestration pattern along the north elevation is 
uneven. However, this is an existing condition. 

Ground floor active functions – Not applicable 
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• Industrial uses are exempt from the requirement that at least 70 percent of the first floor building 
frontage facing the public street, public sidewalk, or public walkway contain active functions. 

Roof line – Meets requirements 

• The principal roof line of the existing building is flat, which is 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 with Conditions of Approval 

• While, the principal entrance facing Hoover St NE is not adjacent to a public street, there is an 
entrance landing between the curb and entrance. 

• There is not a four-foot wide, clear and well-lit walkway connecting the building entrance to the 
on-site parking facility. Staff recommends a condition of approval that the applicant shall provide a 
defined, well-lit walkway at least four feet in width in front of the south building entrance along the 
west side of the row of parking along the building wall.  

Transit access – Not applicable 

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

Vehicular access – Meets requirements 

• Vehicular access and circulation has been designed to minimize conflicts with pedestrian traffic and 
with surrounding residential uses. There is one curb cut providing access from Hoover Street NE 
and one providing access from Winter Street NE. 

• There are two curb cuts connecting the adjacent public street to the on-site parking facility, and 
two curb cuts leading to the garage in the existing building. This existing condition minimizes 
conflicts with pedestrian traffic. 

• There are no public alleys adjacent to the site. 
• Service vehicle access does not conflict with pedestrian traffic and the site is not located next to 

residence or office residence districts. 
• There is no maximum impervious surface requirement in the I2 zoning district. The applicant’s site 

and landscaping plans reflect the existing site which contains 14,531 square feet of landscaping (16 
percent of the site) and 76,084 square feet of impervious surfaces (84 percent of the site). 

LANDSCAPING AND SCREENING 

General landscaping and screening – Requires alternative compliance 

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

• The zoning code requires that at least 20 percent of the site not occupied by the building be 
landscaped. The applicant is proposing approximately 14,531 square feet of landscaping on site, or 
approximately 18 percent of the site not occupied by buildings (see Table 4). Alternative 
compliance is requested. 
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• The applicant is 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 33 and the 
applicant is proposing a total of 15 on-site canopy trees between the 14 that are existing and one 
additional Northwood Red Maple that is proposed. Alternative compliance is requested. 

• The applicant is proposing at least one shrub per 100 square feet of the required landscaped area, 
including all required landscaped yards. The shrub requirement for the site is 162 and the applicant 
is proposing 58 on-site shrubs. Alternative compliance is requested. 

• The remainder of the required landscaped area would be covered with turf grass, native grasses, 
perennial flowering plants, vines, shrubs and other trees. 

Table 1. Landscaping and Screening Requirements 

 Code Requirement Proposed 
Lot Area -- 90,615 sq. ft. 

Building Footprint -- 9,611 sq. ft. 

Remaining Lot Area -- 81,004 sq. ft. 

Landscaping Required 16,201 sq. ft. 14,531 sq. ft. 

Canopy Trees (1:500 sq. ft.) 33 trees 15 trees 

Shrubs (1:100 sq. ft.) 162 shrubs 58 shrubs 

Parking and loading landscaping and screening – Requires alternative compliance 

• The landscaping and screening requirements apply to the north (Winter) and west (Hoover) 
parking lot frontages. The applicant is proposing to provide an on-site landscaped yard of 
approximately seven feet along the west parking lot frontage (15 including the public right-of-way) 
and 15 feet along the north parking lot frontage. However, the landscaped yard along both parking 
and loading frontages is not continuous, so alternative compliance is requested. 

• A three-foot screen consisting of a masonry wall, fence, berm, hedge, or combination thereof that 
is at least 60 percent opaque is required in the landscaped yard along the north and west parking 
lot frontages. There is adequate screening proposed along the north parking lot frontage, but the 
parking area along the south building wall is not screened from the public street along the west 
side. In addition, the screen is not continuous for the row of parking along the west property line. 
Alternative compliance is requested. 

• The site contains a parking and loading area for trucks or commercial vehicles more than 15,000 
pounds. Approximately 30 feet along the north property line requires a screen that is at least six 
feet in height and not less than 60 percent opaque is required. A deciduous tree is proposed in this 
location, but not a six-foot screen. Alternative compliance is proposed. 

• The corners of the parking lot that are unavailable for parking or vehicular circulation are required 
to be landscaped as specified for a required landscaped yard. The parking area along the south side 
of the building does not contain a landscaped yard on either side of the row of parking, and 
requires alternative compliance. 

• 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. The existing and proposed 
canopy trees are concentrated along the south and north portions of the property. The five 
northernmost truck parking spaces along the east property line meet this standard, as do the 
southernmost four spots along the east and west parking rows. In addition, the parking spaces 
along the south side of the building are in compliance with this standard. However, this 
requirement is not met for the rest of the parking area. This item requires alternative compliance. 

• Information included in the landscape plan indicates that the plant materials, and installation and 
maintenance of the plant materials, would comply with sections 530.200 and 530.210 of the zoning 
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code. The existing site appears to contain ash trees, which are known to be susceptible to disease. 
Staff recommends a condition of approval requiring that any ash trees that are removed in the 
future due to the onset or anticipation of disease shall be replaced by new deciduous trees in 
compliance with sections 530.200 and 530.210 of the zoning code, particularly in relation to the 
restriction on species that are susceptible to disease or are considered invasive species. 

• All other areas not occupied by buildings, parking and loading facilities, or driveways would be 
covered with turf grass, native grasses, perennials, wood mulch, shrubs, and trees. 

ADDITIONAL STANDARDS 

Concrete curbs and wheel stops – Meets requirements 

• The parking area contains a combination of wheel stops, discontinuous curbing, and continuous 
concrete curbing to provide on-site retention and filtration of stormwater. 

Site context – Meets requirements 

• There are no important elements of the city near the site that will be obstructed by the proposed 
building. 

• The existing building and proposed site plan should have no shadowing effects on public spaces and 
adjacent properties, and will have no impact on wind speed or direction in the vicinity. 

Crime prevention through environmental design – Meets requirements with Conditions of Approval 

• The site plan employs best practices to increase natural surveillance and visibility, to control and 
guide movement on the site, and to distinguish between public and non-public spaces. 

• The proposed site, landscaping, and buildings promote natural observation and maximize the 
opportunities for people to observe adjacent spaces and public sidewalks. 

• The applicant has not provided an exterior lighting plan to demonstrate that the project provides 
lighting on site, at all building entrances, and along walkways that maintains a minimum acceptable 
level of security while not creating glare or excessive lighting of the site. Staff recommends a 
condition of approval requiring the applicant to submit an exterior lighting plan showing 
footcandles. 

• The landscaping, sidewalks, lighting, fencing, and building features are located to clearly guide 
pedestrian movement on or through the site and to control and restrict people to appropriate 
locations. 

• The entrances, exits, signs, fencing, landscaping, and lighting are located to distinguish between 
public and private areas, to control access, and to guide people coming to and going from the site. 

Historic preservation – Meets requirements 

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

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

The proposed use is conditional in the I2 District. 

Off-street Parking and Loading – Meets requirements with Conditions of Approval 

• The off-street vehicle parking requirement for the truck rental, sales, and service use is one space 
per 500 square feet of gross floor area in excess of 4,000 square feet, with a minimum of 4 spaces, 
plus one space per 2,000 square feet of outdoor sales, display, and storage areas (see Table 5). The 
gross floor area of the building is 10,837 square feet and there is 6,900 square feet of outdoor 
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truck display area, so the total minimum requirement is 18. The maximum requirement is one 
space per 200 square feet of gross floor area plus one space per 1,000 square feet of outdoor sales, 
display, or storage areas. 

• There is no minimum bicycle parking requirement for the truck rental business. 
• The truck rental business has a medium loading requirement. Based on the gross floor area of the 

building of 10,837 square feet, the business is required to provide a minimum of one small (10 feet 
by 25 feet) loading space (see Table 6). The site contains 24 small truck parking spaces, of which 
one could be used to meet the minimum loading requirement. Staff recommends that a minimum of 
one small truck loading space be provided, preferably near the existing building, and labeled as such. 

Table 2. Vehicle Parking Requirements Per Use (Chapter 541) 

Use Minimum Maximum 
Allowed Proposed 

Truck, trailer, boat, recreational 
vehicle or mobile home sales, 
service or rental 

18 61 18 

Table 6. Loading Requirements (Chapter 541) 

Use Loading 
Requirement 

Minimum 
Requirement Proposed 

Truck, trailer, boat, recreational 
vehicle or mobile home sales, 
service or rental 

Medium 1 small (10’ x 25’) 1 

 

Building Bulk and Height – Meets requirements 

• The two-story existing building has 10,837 square feet of gross floor area (see Table 7). The 
development would be well within the allowed bulk and height requirements of the I2 zoning 
district. 

Table 7. Building Bulk and Height Requirements 

 Code Requirement Proposed 
Lot Area -- 90,615 sq. ft. / 2.08 acres 

Gross Floor Area -- 10,837 sq. ft. 

Floor Area Ratio (Minimum) -- 
0.12 

Floor Area Ratio (Maximum) 2.7 

Building Height (Maximum) 4 stories or 56 feet, whichever is less 2 stories (existing) 

Lot Requirements – Not applicable 

Yard Requirements – Meets requirements 

• In general, uses in industrial districts are not subject to minimum yard requirements. The property 
is not adjacent to any residential uses or districts and therefore there are no required building 
setbacks. The site is subject to the landscaped yards in site plan review, as discussed above. 

Signs – Meets requirements with Conditions of Approval 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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• 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. 

• The applicant is proposing one attached, mounted sign. The applicant has not provided any sign 
plans and has not indicated the location of sign on the site or on the building wall. The proposed 
sign would be 24 square feet in area (4 feet by 6 feet) and 20 feet above grade. The proposed sign’s 
height and area would be within the maximum area and height allowed for an attached sign in an 
industrial district. 

• The materials submitted by the applicant show that the proposed sign would be backlit. New 
backlit signs are not allowed in the I2 district, per Table 543-4 in the zoning code. 

Screening of Mechanical Equipment – Not applicable 

• No exterior mechanical equipment is identified on the plans. All mechanical equipment is enclosed 
within the building or is screened from the public street by the building itself. If equipment is 
proposed at a later date, it is subject to the screening requirements of Chapter 535 and district 
requirements. 

Refuse Screening – Meets requirements with Conditions of Approval 

• All refuse and recycling storage containers are subject to the screening requirements in Chapter 
535: 

535.80. Screening of refuse and recycling storage containers. 

Refuse, recycling storage, and compost containers shall be enclosed on all four (4) sides by 
screening compatible with the principal structure not less than two (2) feet higher than the refuse 
container or shall be otherwise effectively screened from the street, adjacent residential uses 
located in a residence or office residence district and adjacent permitted or conditional residential 
uses. Single and two-family dwellings and multiple-family dwellings of three (3) and four (4) units 
shall not be governed by this provision. 

• The applicant has not indicated where the refuse and recycling storage containers would be 
located. Staff recommends that the final plans be revised to show where the refuse and recycling 
storage containers will be located on the property. 

Lighting – Meets requirements with Conditions of Approval 

• Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code, 
including: 

535.590. Lighting. 

a) In general. No use or structure shall be operated or occupied as to create light or glare in such 
an amount or to such a degree or intensity as to constitute a hazardous condition, or as to 
unreasonably interfere with the use and enjoyment of property by any person of normal 
sensitivities, or otherwise as to create a public nuisance. 

b) Specific standards. All uses shall comply with the following standards except as otherwise 
provided in this section: 

1) Lighting fixtures shall be effectively arranged so as not to directly or indirectly cause 
illumination or glare in excess of one-half (1/2) footcandle measured at the closest 
property line of any permitted or conditional residential use, and five (5) footcandles 
measured at the street curb line or nonresidential property line nearest the light 
source. 

2) Lighting fixtures shall not exceed two thousand (2,000) lumens (equivalent to a one 
hundred fifty (150) watt incandescent bulb) unless of a cutoff type that shields the light 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR.html%23MICOOR_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
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source from an observer at the closest property line of any permitted or conditional 
residential use. 

3) Lighting shall not create a sensation of brightness that is substantially greater than 
ambient lighting conditions as to cause annoyance, discomfort or decreased visual 
performance or visibility to a person of normal sensitivities when viewed from any 
permitted or conditional residential use. 

4) Lighting shall not create a hazard for vehicular or pedestrian traffic. 
5) Lighting of building facades or roofs shall be located, aimed and shielded so that light is 

directed only onto the facade or roof. 

• The applicant has not provided an exterior lighting plan as part of their application materials. Staff 
recommends a condition of approval that an exterior lighting plan with footcandles be provided 
prior to obtaining building permits. 

Fences – Meets requirements with Conditions of Approval 

• Fences must comply with the requirements in Chapter 535. The applicant is proposing to retain the 
existing eight-foot-tall chain link fence and add vinyl slats to the fence. Vinyl slats are not allowed an 
allowed material per section 535.430 of the zoning code, and therefore the final plans may not 
include references to vinyl slats. 

• The materials submitted by the applicant state that they are proposing a 20-foot-long, 8-foot-tall 
chain link gate. Staff recommends a condition of approval that the gate be shown on the site plan. 

• The applicant has not indicated whether or not barbed wire would be removed. Staff recommends 
a condition of approval that the existing barbed wire and brackets supporting the wire be removed. 

Specific Development Standards – Not applicable 

• There are no specific development standards in the zoning code for truck rental businesses. 

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

Please see the Conditional Use Permit findings above for analysis of the proposed use’s consistency with 
applicable policies of the comprehensive plan.  

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

Please see the small area plan analysis in the Conditional Use Permit findings above. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that the project meets one of three criteria required for alternative 
compliance. Alternative compliance is requested for the following requirements: 

• General landscaping and screening. 
o Twenty-percent landscaping. The zoning code requires that at least 20 percent of the 

site not occupied by the building be landscaped. The applicant is proposing approximately 
14,531 square feet of landscaping on site, or approximately 18 percent of the site not 
occupied by buildings (see Table 4). Alternative compliance is requested. Provided that the 
site is identified as Industrial in the future land use map and the applicant is proposing to 
provide the required screening along the parking lot frontage areas, it would be reasonable 
for the Planning Commission to grant alternative compliance for this requirement. 

o Canopy trees. The applicant is proposing at least one canopy tree per 500 square feet of 
the required landscaped area, including all required landscaped yards. The tree requirement 

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_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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for the site is 33 and the applicant is proposing a total of 15 on-site canopy trees. The 
applicant would need to provide 18 additional canopy trees in order to comply with the 
ordinance. Alternative compliance is requested. The existing site contains 11 ornamental 
trees along the west parking lot frontage and along the south side of the building, all of 
which would remain. Staff finds that it would be reasonable to grant alternative compliance 
for the minimum tree requirement given that there are numerous trees distributed 
throughout the required landscaped areas. 

o Shrubs. The applicant is proposing at least one shrub per 100 square feet of the required 
landscaped area, including all required landscaped yards. The shrub requirement for the site 
is 162 and the applicant is proposing 58 on-site shrubs. Alternative compliance is requested. 
Provided that the site complies with the minimum screening requirement along the west 
side parking lot frontage, staff finds that it would be reasonable to grant alternative 
compliance for the minimum shrub requirement. 

• Parking and loading landscaping and screening. 
o Landscaped yards. The landscaping and screening requirements apply to the north 

(Winter) and west (Hoover) parking lot frontages. The applicant is proposing to provide an 
on-site landscaped yard of approximately seven feet along the west parking lot frontage (15 
including the public right-of-way) and 15 feet along the north parking lot frontage. However, 
the landscaped yard along both parking and loading frontages is not continuous, so 
alternative compliance is requested. Staff recommends granting alternative compliance, as 
the landscaped yard would be approximately 15 feet in width along both existing frontages if 
the public right-of-way is included in the measurement, which exceeds the seven-foot 
minimum. 

o Screening along parking lot frontages. A three-foot screen consisting of a masonry 
wall, fence, berm, hedge, or combination thereof that is at least 60 percent opaque is 
required in the landscaped yard along the north and west parking lot frontages. There is 
adequate screening proposed along the north parking lot frontage, but the parking area 
along the south building wall is not screened from the public street along the west side. In 
addition, the screen is not continuous for the row of parking along the west property line. 
Alternative compliance is requested. There is an existing planter to the west of the parking 
row next to the building. With the recommend conditions of approval that the existing 
barbed wire and brackets supporting the wire be removed throughout the site, and that a 
defined walkway be provided between the parking area and west parking lot frontage north 
of the Hoover Street NE curb cut, staff recommends that alternative compliance be granted 
for this portion of the site. However, staff believes that it is reasonable to require 
compliance with the three-foot screening requirement along the west parking lot frontage 
south of the Hoover Street NE curb cut and recommends a condition of approval that this 
be shown in the final landscaping plan. 

o Screening along loading areas. The site contains a parking and loading area for trucks or 
commercial vehicles more than 15,000 pounds. Approximately 30 feet along the north 
property line requires a screen that is at least six feet in height and not less than 60 percent 
opaque is required. A deciduous tree is proposed in this location, but not a six-foot screen. 
Alternative compliance is proposed. Given that there is an existing deciduous tree and shed 
between the loading area and public street, staff finds that it would be reasonable to grant 
alternative compliance. 

o Parking lot corners. The corners of the parking lot that are unavailable for parking or 
vehicular circulation are required to be landscaped as specified for a required landscaped 
yard. The parking area along the south side of the building does not contain a landscaped 
yard on either side of the row of parking, and requires alternative compliance. However, the 
applicant is proposing a robust landscaped area between the parking area and the existing 
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building, so staff is recommending alternative compliance for the requirement that all parking 
lot corners be landscaped. 

o Parking spaces within 50 feet of an on-site deciduous tree. 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. The existing and proposed canopy trees 
are concentrated along the south and north portions of the property. The five 
northernmost truck parking spaces along the east property line meet this standard, as do 
the southernmost four spots along the east and west parking rows. In addition, the parking 
spaces along the south side of the building are in compliance with this standard. However, 
this requirement is not met for the rest of the parking area. This item requires alternative 
compliance. There are numerous ornamental trees existing along the west parking lot 
frontage, leaving little room for new canopy trees in this location. In addition, the applicant 
is not proposing any parking spaces or tree islands in the middle of the property due to the 
need to accommodate truck maneuvering throughout the site. Staff recommends granting 
alternative compliance. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by Jim Reczek for the properties located at 
333-359 Hoover Street NE; 332-346 Delano Street NE; 2524 Winter Street NE: 

A. Conditional Use Permit to allow a truck sales, service, and rental business in the I2 
District. 

Recommended motion: Approve the application for a truck sales, service, and rental business, 
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. Site Plan Review. 

Recommended motion: Approve the application for a transportation use, subject to the 
following conditions: 

1. All site improvements shall be completed by March 14, 2018, 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 exterior 
lighting plans before building permits may be issued. 

3. All signs shall comply with Chapter 543 of the Zoning Code. All existing signage shall be 
removed and all new signage shall require a separate permit from CPED. 

4. The plant materials, and installation and maintenance of the plant materials, shall comply 
with sections 530.200 and 530.210 of the zoning code. 

5. Should any ash trees be removed due to the onset or anticipation of disease, they shall be 
replaced by new deciduous trees in compliance with sections 530.200 and 530.210 of the 
zoning code, particularly in relation to the restriction on species that are susceptible to 
disease or are considered invasive species. 

6. The applicant shall provide a defined, well-lit walkway at least four feet in width in front of 
the south building entrance along the west side of the row of parking along the building wall.  
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7. The applicant shall revise the final plans to provide a minimum of one small loading space. 
8. The final landscaping plan shall be revised to demonstrate compliance with the minimum 

screening requirements along the west parking lot frontage south of the Hoover St NE curb 
cut, per section 530.170 of the zoning code. 

9. The final plans shall be revised to show the location of the refuse and recycling containers. 
10. All new fencing material and gates shall be shown on the final site plan. In addition, the final 

site plan shall be revised to show the removal of all references to vinyl slats, barbed wire, 
and brackets. 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Survey 
4. Plans 
5. Photos 
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(Desai~tbn as shown p~rWartanty Dasd filed as Qocum~nt Numb:tAt00S7100)

PARCEL A:
Lots 1.2.3, 4. ind S:
The NoRA half of lot 9;
Lot 10;

That part of du fast hallo1'tM ulJolnlnp vaaad alley iyMy betwe~m the ~xtanslons auoss h of the Nom Ilne of sakt l of 1

'—~ and South Iin~ of said Lot 2;

That part of the West hatF o! tht adJoinlnq nand atky tyit~q between the ~xtansbas across K of the North ~ of said Lot 4

rnd the South tim of the North h~tF of ~akl Lot 4;

That part of tha adjoinlny nat~d alloy ytnp b~br~en tM ~xtansbns across h of tha Nurth and South Gnus of said Lot 1 Q;

Aq in Ebek i,'Cu{IsM Park, Mlnnaapups, Mlnn'

Togath~rwith the baneflt of eas~m~nts dascribcd in Used Doeam~nt No. 394197.
~o9~therwkh that paK of the alley vuatad in pncument No. 672415, wAkh accrues to saM pnmis~s.

Hennepin County, Mintusob, Tomeas Property

PARCEL tt
lot d; Thy South haN of 4ot 9, Sbck l,'CarBsM Park, Ailnn~apoits, Mtnn. according to Ne ►econlcd p{at th~not, Fl~nrxpin

E County, Minmwta.

Top~therwith tha4 part of vacaad allay vacated In Docwmant No. 672446, whkh acauas w pramis~s.

H~nnepin County, Minnasota, Tomns tropetty
i

PARCEL C:
Lou 6, 7, I 1 and 12, lbck i,'Carlisk Park Mtnnaapolls, Minn ° acrnrdinp !v the n~oMed ptat tfi~taof, y~nnepin County,

Allnnesota.

Top~ther wRh that paR of vacaEed alley vacab~d In Raok 402 of Mise., Pags 13b, u Rxum~nt No. 3314772 and Ih look 9Q8

of Mtse., Pays S, as Qocumen[ Nn. 33264?3, and in took 297 of Mlsc., Pagt 2E6, as ~ocum~M No. 1614356 whkh aa~~s

Eo prcmkas.

p Hennsgin County, ldinnesoa, Aesttact ►ropeRy
t

PARCEL 0:
Lou 1, 2, 3, 10, i l and 12, tbck 12,'Aumn Park RevKad; 1lann~pin Couaq, Minnaob, ~ccotdihQ to the ~arntd~d plat

ttunof, H~hn~pfn County, Mtnn~soq,

Toq~therwith that part o►yacabd alkyvacsad En Document Nos. 1614370 and 1614386, whkh accrues to safd pRmi:es.

H~nn~pin County. MlnrKsoh, Abstract Property

vaac~ ~:
That part o[vacaad F smut vacated In Dawment No. 1444467, whkh accrues to the abava pnmises by tfasort of thr

vacation tMnof.

Abstract Psop~tty.

Mlnarais and mineral r)ghts Rs~rved by the Stan of Mlnn~sota u shown by nci41 on the GrUflcate of?ItM ~arsvl A?

Terms and ronditbns of ~as~ment contafrud In Deed lord May 13, 1953, filed May 21, 1953 u Dowm~nt No. 394197

(Patel Jt►,

R~:aluUon vautiny atM~ flied October 3 9, !961, is Document No. 672446 ~wrceis A aad i).

Rtsalutbn vaatlny alley tiled Ottobar t Y, 1975, ss Ooamant No. 1 i 55997 (Parcel N.

t~sctiptkn per Warranty Daed fll~d u pocument Number A10~57100}

Proposed use and description of project

dear Mei-Ling,

Ryder Truck Rental Inc. proposed to conduct the following business activities at the above

noted property:

• Truck Leasing and Sales

• Truck Maintenance /Repairs (indoors)

• Truck parking (on existing outdoor lot)

• Truck Washing {Nat applicable}

• Truck Fueling (Not applicable)

E



We {Ryder Truck Rer►tal Inc.j intend to enter into a long term lease (5 year] with the current
landlord 359 Hoover Street LLC to conduct these operations. Our operations with be similar to

that of the former tenant (towing company) and are permitted per the Zoning of the 12
Medium industrial District in which this property is located.

Ut~e intend to use the property for a truck storage lot for vehicles awaiting repairs or are
available for lease or sales to customers. In addition to truck vehicle parking, we will provide

parking for employees working at the facility and for customers to leave their personal vehicles

during leasing. All truck repairs to be conducted indoors. Two handicap and 16 additional

spaces will be dedicated far customer /employee paring. The remaining asphalt lot area will be

for parking of tractor trailers awaiting services or for sales/leasing.

We intend to make improvements to the interior of the currently vacant building including ADA

accessible offices, washrooms, break rooms, etc. We will include new lighting as well as
electrical for equipment to make the shop functional.
We will provide security fencing around the perimeter of the surface 10# and patch portions of

the existing pavement as necessary.

It is our intent to complete the CUP requirements not addressed by the prior tenant within a 1

year period of occupancy of the premises.

Sincerely,
KYDER SYST 5, INC.

m Reczek
Regional Construction Project Manager
Ryder Sysfiems Inc.
902 Rt. 83
Bensenville, IL 6~lOb
Office b30-695-5800 x 356
Fax b30-595-9648

3
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January 12, 2016

Mei- Ling Smith, ACID
City Planner-Land Use, Design and Preservation
City of Minneapolis —Community Planning and Economic Development
250 S, 4th Street, Room 300
Minneapolis, MN SS415

Address: 359 Hoover St.
PID# 1802923430014
PID# 1802923430017
Pt0# 1802923430021
PID# 1802923430024
PID# 1802923430033

PID# 1802923430015
PID# 1802923430018
PID# 1$Q2923430022
PID# 1802923430025

P1D# 1802923430016
PID# 1$02923430019
PID# 1802923430023
P10# 1802923430032
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LEGAL DESCRiP7'EaN:

{D~scdptioh as sfwwn qer Wamutty peed flkd is poeunnnt Number Al0037100)

iA1tCEL A:
LoK 3, 2, 3, 4, and S;
Thy Norti~ hat(of i of 9;
!ot 10;

°That part of the East hsN of tM adJoinlnp wo~tad Airy Pyt~p l~aUr~em tha exuasbns auoss it of 
the Nortb Qne of ssid WL 1

'—~' and South llne of saki Loo 2;

Thac part of tM West haH of tM adJoi~iny vauhd a(ky lyfip behva~n the ext~nsbas across It o
f tht NoKh Ilns of satd lot 9

and the South Una of the NoKh haB of said Lot 9;

That pxrc oPthe adJofnfng vacabd:iky lylnp beave~n the extensbm uross Itof tiu North and
 South fines of saki lot i 0;

Ad in 6bck i,'Gdisk Park, Mino~apolk, Minn.

TopuMrwkh tle~ benefit of u:~ments d~scttbed in Da d Document lto, 344197.

7oq~tharwkh tiwt partof tht ap~y vaated ~t Document No. 672+F48, whkh aatues m said prc
mis~s.

Hahn~pin Ccurtty, Mfnn~wta, Tomns Property

PAitCp. e:
Lot 8; 7M South hatF of lot 9, lbck Z,'Cari{sk Park, Minn~apolh, Minn.' according to the recorded 

plat Menof, Nmn~ytn

County, Minnesota,

Toy~the~wlth that paK oFvacat~d a~ky vaa~rid In pocum~nt No. 672446, whkh aaruas t
o pnmisss.

Hanespin Coanry, Mlrtnuot~, Tornens trogerty

'' ►ARCF1. C:
Lots 6, ~, i l gad i t, Sock i,'CarilsM ►ark, Minneapolis, F41nn.' acwNlny to the nwrdad plat thereof, Hennepin 

County.

Minnesou.

7opulur whh that part of vau~ed alley vacabd in Rook S02 of Misc., ►ape 13s, as pocum~M No. 3314772 and In took 9Us

of AA~c., ~ay~ S, u Rocumsnt No. 332x473, and In Eaok247 of Mlsc., Paps 265, as putvm~nt 
No, E61i366 whkh accruss

j~ to premiss.

Hennepl~e County, h1lnn~sota, Abstna ►roperty

PARCEL d:
Lots 7, 2, 3, t0, 11 and 12, ibck 1 Z, Aumra Park RavEsad; Nennepin County. AAinnasoca, acco

rding bn tha acord~d pbt

th~nof, Hennepin Caunry, Mton~soa.

Fop~ther with that pxK of vusb~d :Iky vaat~d In Dawmant Nos. 1614376 and i 614386, whk
h aaru~s to said pRmis~s.

Bi~nnepin County, Minnuota, Abstract tmp~rty

raac~r. s:
That part of wcand P street vacaad in pocumcnt No. 1444467, whkh ~ccntas m the above prsmis

ea by reason of the

vacadun tMnof.

Abstract Pmpatty,

MEnerak and mtnernl rl~hts issa~ved by the Slate of Mianesoa u shown by ►eciral on th. C~rtlfkaa oETItM (Parcel Al

terms and rnnditbos of eas~m~nt conlafied Ir+ Deed daad INay 13, 1453, filed May 21, 1
953 u Doament No. 394197

(hrcellU.

R~sotation Yacatiny alley likd October 3 9, 1961, u Document No. 612446 p'aRak A gad 6).

R~seWtbn vacating alley flMd October 17, i 975, as Document No. 11 SS997 {►arcel ly.

(D~utiptbn perWartanry Dead flhd u Document Numb~rA[0~57100)

CONDITIONAL USE PERMIT

Dear Mei-Ling,

Ryder Truck Rental Inc. per the terms indicated by the Conditional Use Permit will comply as

follows:

ALl COND{T10NAL USE PERMIT'S:

1. The estab{ishment, maintenance or operation of the 
conditional use will not be

detrimental to or endanger the public health, safety, comfor
t or general welfare. Ryder

states that motor vehicles at the property shall confo
rm to ail safety and environmental

protection laws and regulations.

2



2. Conditional use of property will not be injurious to the use ar enjoyment of other

properties in the vicinity and will not impede normal ar orderly development and

improvements of the surrounding properties in the district. The primary use of the

facility would be the servicing of vehicles and leasing of vehicles. The surface parking

would be for trucks awaiting maintenance and / or are road ready and certified for

leasing /sales to customers.
3. Adequate utilities, access roads, drainage and necessary other measures wilt be

provided. We will submit to the Public works Department final plans for compliance

with storm water management and vehicular access.

4. 1lehicle leasing and servicing will be the primary use on site. We wil) take all necessary

measures to minimize traffic congestion in the public street.

5. The proposed development as stated is consistent with the general land use policies of

°the Minneapolis Plan for Sustainable Growth.

6. The development as stated es compatible with nearby properties, neighborhaod

character and natural features. It will have a minimal impact on pedestrian and

vehicular activity, promote street life and activity and visually enhance the

development of the surround area.

INCREASING MAXIMUM FlEIGHT:

(Vot Applicable

SIGN AbJUSTMENTS:
1. We will submit all required documents regarding our intended location, size, type,

shape and color far exteria~ and interior building signage and ensure that sign clutter

and inconsistences are not incurred.
2. We will conform to the adjustment of signage in order to conform #o the character of

function and architectural character of the bui#ding or property.

COMMUNICATION TOWERS, ANTENNAS, AND BASE UNITS:

Not Applicable

PLANNED 11NiT DEVELOPMENT:
IVat Applicable

OTHER CONDITIONAL USE PERMITS:
Items Hated in the Specific Land Use Application requirements worksheet in this category are

not applicable for our intended use of the property.

CERTIFICATE OF NONCONFORMING USE:

Not Applicable

CHANGE OF NONCONFORMING USE:

0



Not Applicable

EXPANSION OR ALTERATION OF NONCONFORMING USE:

Not Applicable

REZONING:

Rezanin~ is not being sought for our intended use.

ifARIANC~ (Afl variances, Sign variances)

Our intended uses of the property wil{ not warrant a variance. We wii6 comply with all signage

regulations per the district.

SHORELAND OVERLAY DIS7RlCT OR MISSISSIPPI R1VER CRITICAL AREA OVERLAY DISTRICT

VARIANCE:
Our property does not reside in either of these two districts specified.

Sincerely,
RY~ER SYSTE S, {NC.

Reczek
egional Consfruction Project Manager
Ryder Systems Inc.
902 Rt, $3
Bensenville, !L, 6Q106
Office b30-595-5800 x 356 Fax 630-595-9648

►~
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MINNESOTA TRANSFER RAILROAD

PARCEL A

BENCHMARKS
ELEVATIONS BASED ON INFORMATION AS SHOWN ON THE
MNDOT GEODETIC WEBSITE.  SURVEY DISK GORG MNDT
AZ MK WITH AN ELEVATION OF 864.30 WAS USED TO
ESTABLISH VERTICAL CONTROL FOR THIS SURVEY (NAVD
88)

CONTACT:

Bernard Allen
Welsh Facility Services
4350 Baker Road, Suite 300
Minnetonka, MN 55343
Phone: 952 829 5222
Email: abernard@WelshCo.com

UNDERGROUND UTILITIES NOTES:

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM
FIELD SURVEY INFORMATION AND EXISTING DRAWINGS.  THE
SURVEYOR MAKES NO GUARANTEE THAT THE UNDERGROUND
UTILITIES SHOWN COMPROMISE ALL SUCH UTILITIES IN THE AREA,
EITHER IN SERVICE OR ABANDONED.  THE SURVEYOR FURTHER
DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN
ARE IN THE EXACT LOCATION INDICATED ALTHOUGH HE DOES
CERTIFY THAT THEY ARE LOCATED AS ACCURATELY AS POSSIBLE
FROM THE INFORMATION AVAILABLE.  THIS SURVEY HAS NOT
PHYSICALLY LOCATED THE UNDERGROUND UTILITIES. GOPHER
STATE ONE CALL LOCATE TICKET NUMBER(S)  152942916.  SOME
MAPS WERE RECEIVED, WHILE OTHER UTILITIES DID NOT RESPOND
TO THE LOCATE REQUEST.  ADDITIONAL UTILITIES OF WHICH WE
ARE UNAWARE MAY EXIST.

COUNTY/CITY:

REVISIONS:

PROJECT LOCATION:

DATE REVISION

LEGAL DESCRIPTION:

1.  BEARINGS ARE BASED ON COORDINATES SUPPLIED BY
THE HENNEPIN COUNTY SURVEYORS OFFICE(NAD83(96))

2.  UNDERGROUND UTILITIES SHOWN PER GOPHER ONE
LOCATES AND AS-BUILTS PLANS PROVIDED BY THE CITY
OF MINNEAPOLIS PUBLIC WORKS DEPARTMENT.

3.  THERE MAY SOME UNDERGROUND UTILITIES, GAS,
ELECTRIC, ETC. NOT SHOWN OR LOCATED.

SURVEY NOTES:

(Description as shown per Warranty Deed filed as Document Number A10057100)

PARCEL A:
Lots 1, 2, 3, 4, and 5;
The North half of Lot 9;
Lot 10;

That part of the East half of the adjoining vacated alley lying betweem the extensions across it of the North line of said Lot 1
and South line of said Lot 2;

That part of the West half of the adjoining vacated alley lying between the extensions across it of the North line of said Lot 9
and the South line of the North half of said Lot 9;

That part of the adjoining vacated alley lying between the extensions across it of the North and South lines of said Lot 10;

All in Block 1, "Carlisle Park, Minneapolis, Minn."

Together with the benefit of easements described in Deed Document No. 394197.
Together with that part of the alley vacated in Document No. 672446, which accrues to said premises.

Hennepin County, Minnesota, Torrens Property

PARCEL B:
Lot 8; The South half of Lot 9, Block 1, "Carlisle Park, Minneapolis, Minn." according to the recorded plat thereof, Hennepin
County, Minnesota.

Together with that part of vacated alley vacated in Document No. 672446, which accrues to premises.

Hennepin County, Minnesota, Torrens Property

PARCEL C:
Lots 6, 7, 11 and 12, Block 1, "Carlisle Park, Minneapolis, Minn." according to the recorded plat thereof, Hennepin County,
Minnesota.

Together with that part of vacated alley vacated in Book 902 of Misc., Page 138, as Document No. 3314772 and in Book 908
of Misc., Page 5, as Document No. 3328973, and in Book 297 of Misc., Page 286, as Document No. 1614386 which accrues
to premises.

Hennepin County, Minnesota, Abstract Property

PARCEL D:
Lots 1, 2, 3, 10, 11 and 12, Block 12, "Aurora Park Revised," Hennepin County, Minnesota, according to the recorded plat
thereof, Hennepin County, Minnesota.

Together with that part of vacated alley vacated in Document Nos. 1614378 and 1614386, which accrues to said premises.

Hennepin County, Minnesota, Abstract Property

PARCEL E:
That part of vacated P street vacated in Document No. 1444467, which accrues to the above premises by reason of the
vacation thereof.

Abstract Property.

Minerals and mineral rights reserved by the State of Minnesota as shown by recital on the Certificate of Title (Parcel A)

Terms and conditions of easement contained in Deed dated May 13, 1953, filed May 21, 1953 as Document No. 394197
(Parcel A).

Resolution vacating alley filed October 19, 1961, as Document No. 672446 (Parcels A and B).

Resolution vacating alley filed October 17, 1975, as Document No. 1155997 (Parcel A).

(Description per Warranty Deed filed as Document Number A10057100)

10-29-15 INITIAL ISSUE

CERTIFICATION:

I hereby certify that this plan was prepared by
me, or under my direct supervision, and that I am
a duly Licensed Land Surveyor under the laws of
the state of Minnesota.

Daniel L. Thurmes  Registration Number:  25718

Date:__________________
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UNDERGROUND UTILITIES NOTES:

UNDERGROUND ELECTRIC

OVERHEAD UTILITY

UNDERGROUND GAS

SANITARY SEWER

STORM SEWER

WATERMAIN

FENCE

CURB [TYPICAL]

CONTOURS

FOUND MONUMENT

SET 1/2" IRON PIPE
MARKED RLS NO. 25718

CABLE TV PEDESTAL

AIR CONDITIONER

ELECTRIC MANHOLE

ELECTRIC METER

ELECTRIC PEDESTAL

ELECTRIC TRANSFORMER

LIGHT POLE

GUY WIRE

POWER POLE

GAS MANHOLE

GAS METER

TELEPHONE MANHOLE

TELEPHONE PEDESTAL

SANITARY CLEANOUT

SANITARY MANHOLE

CATCH BASIN

STORM DRAIN

FLARED END SECTION

STORM MANHOLE

FIRE DEPT. CONNECTION

HYDRANT

CURB STOP

WATER WELL

WATER MANHOLE

WATER METER

POST INDICATOR VALVE

WATER VALVE

BOLLARD

FLAG POLE

MAIL BOX

TRAFFIC SIGN

UNKNOWN MANHOLE

SOIL BORING

SPOT ELEVATION

TRAFFIC SIGNAL

CONIFEROUS TREE

DECIDUOUS TREE

11-03-15

NO TITLE INFORMATION WAS PROVIDED FOR OUR REVIEW.

DOCS. 3328973, 3314772, 1614386,1614378 REGARDING
VACATED ALLEYS WERE NOT PROVIDED FOR OUR REVIEW.

DOCUEMENT NO 1444467 REGARDING VACATED P STREET
WAS NOT PROVIDED FOR OUR REVIEW.

*WE HAVE SHOWN ALLEYS WITHIN BLK 1, CARLISLE PARK
AND BLK 12  AURORA PARK REV. AS VACATED PURSUANT
TO AVAILABLE MAPS.  WE HAVE ALSO SHOWN DELANO
STREET AS VACATED PER DOC. 1155997 WHERE
APPLICABLE AND HAVE SHOWN THE REST OF THE STREET
(KNOWN AS P STREET) AS VACATED PER AVAILABLE MAPS.

*PLEASE CONSULT YOUR ATTORNEY/TITLE COMPANY FOR
A FULL REVIEW OF THE VACATION DOCUMENTS OF
RECORD.  THIS SURVEY SHOULD BE CONSIDERED
PRELIMINARY UNTIL THE ABOVE RESOLUTIONS FOR
VACTION ARE PROVIDED FOR OUR REVIEW.  BOUNDARY IS
SUBJECT TO REVISION.

TITLE NOTES:

PRELI
MINARY





REVISION SUMMARY

DATE DESCRIPTION

L1.0

SITE &

LANDSCAPE

PLAN
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GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

N

24904

Patrick J. Sarver

LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,

SPECIFICATION, OR REPORT WAS

PREPARED BY ME OR UNDER MY DIRECT

SUPERVISION AND THAT I AM A DULY

LICENSED LANDSCAPE ARCHITECT UNDER

THE LAWS OF THE STATE OF MINNESOTA.

02/19/16

LANDSCAPE NOTES:

SHRUB

N T S

1

DECIDUOUS & CONIFEROUS TREE PLANTING

N T S

2

POLLINATOR SAFE PLANT MATERIAL:




CivilSiteGroup.com

Matt Pavek                                         Pat Sarver

763-213-3944                                952-250-2003

COPYRIGHT 2015 CIVIL SITE GROUP INC.

c

ISSUE/SUBMITTAL SUMMARY

DATE DESCRIPTION

2/19/16 CITY RE-SUBMITTAL
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PROJECT NUMBER: 16030

PRUNING NOTES:



RYDER

359 HOOVER STREET N.E.
MINNEAPOLIS, MINNESOTA 55426

DEMOLITION
FLOOR PLANS

AD-1.0



RYDER

359 HOOVER STREET N.E.
MINNEAPOLIS, MINNESOTA 55426

FIRST FLOOR AND
SECOND FLOOR
PLAN

A-1.0



RYDER

359 HOOVER STREET N.E.
MINNEAPOLIS, MINNESOTA 55426

REFLECTED
CEILING PLANS

A-2.0



RYDER

359 HOOVER STREET N.E.
MINNEAPOLIS, MINNESOTA 55426

INTERIOR 
ELEVATIONS

A-3.0



RYDER

359 HOOVER STREET N.E.
MINNEAPOLIS, MINNESOTA 55426

FINISH FLOOR
PLANS

F-1
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