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To: Fulton Neighborhood 

Land Use and Zoning Committee 
Attn: Jim Miller 

 
  
From: Tim Brown 
 Schaefco Development, LLC 
  
Date: August 30, 2019 
 
RE: 5217, 5121 and 5129 France Ave South – Redevelopment ’51 France’  
 
________________________________________________________________________________________________ 
 
Dear Jim, 
 
Please accept this Project Narrative relating to our proposed redevelopment of the properties 
located at 5117, 5121 and 5129 France Ave South, Minneapolis into a new seventeen-unit 
condominium project. 
 
1. General Description: 

Schaefco Development, LLC, acting as both the developer and builder, is planning the 
seventeen-unit condo project to be called “51 France” (the “Project”) which will redevelop 
the 29,232 square foot properties.  The property is comprised of three separate lots, one- 
and one-half blocks south of the 50th and France Intersection. 
 
Over the past few months we have been working with the families that own the 
properties, our site planning and architecture partners and the city of Minneapolis to 
prepare an application for a legacy residential landmark for this location.  We have met 
with city planning staff on a few occasions to present potential options for redevelopment 
scenarios that would be consistent with both the 2030 and 2040 Comprehensive Plans. 
 
Given the location of the site, the adjacency to 50th and France and the market demand for 
this product, we are advancing with the included proposed condominium Project. 
 
France Ave in this location was designated as a Community Corridor within the 2030 
Comprehensive Plan and then within the 2040 Plan, the designation is Urban 
Neighborhood (Land Use) and Corridor 3 (Built Form).  Both the 2030 and 2040 plan 
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recognize a guide for increased density allocations with housing product considerations.  
With the adjacency of the site to the activity center of 50th and France we have designed a 
building to be commensurate with the location, the interaction of the building within the 
community and in a size that will represent the location. 
 
Given the site size and overall width of the properties, we are able to utilize a below 
ground parking structure to be accessed from a single driveway along the north property 
line.  The building will include a total of four stories and include an articulated façade to 
move the building in and out of the horizontal setback areas.  We have also taken the 4th 
floor and set it back from the lower level floors to create a relief as the building goes 
vertical. 
 
The below ground parking structure will include all of the needed parking for the 
building. 
 
In order to create the framework for the Project from a zoning perspective, the proposed 
use will require a rezoning from R1 to R4, which is consistent with the comprehensive 
guide plan.  Under the R4 – the seventeen-unit density is below the allowed allocation.  
The Project Floor Area Ratio will meet the requirements of the allowable 1.8x (R4 = 1.5x + 
20% Parking Bonus).  The Project as designed will include a total of 52,589 sf of ‘floor 
area’ establishing a FAR of 1.80x.   
 
The R4 District allows for four stories and 56’ in building height.  With the 2040 Comp 
Plan – and the Corridor 3 designation, the comp plan discusses three stories but allows for 
increases in height in certain areas and conditions.  Given the location and proximity 
features of the 50th and France impacts, we have included the 4th floor, and remain within 
the 56’ overall height requirements, with the consideration of the 4th floor setbacks to 
make an attempt to mitigate certain height impacts.   
 
The R4 district setbacks allow for 15’ front yard and with four stories, 11’ for the sides 
and rear.  This Project complies with these setbacks.  However, given the adjacency to 
residential districts and established setbacks of existing homes, the Project will also 
include a variance request for maintaining the district 15’ front yard setback.  The south 
east corner of the property contains a 10.9’ inset.  In this area, we have made certain 
adjustments to the building to increase the setbacks of the building from the property 
line, however this portion of the site is set at a setback of 10.4’.  This is less that the 11’ 
requirement by 7”.  This condition extends for approximately 36’ along the rear property 
line.  The balance of the building is set back from the rear property line by 19.8’ which is 
in excess of the required about by over 8’.  As such, this condition will also include a 
requested variance. 
 
In the discussion with the city planning staff, given the pending approval of the 2040 Plan, 
this land use application, when it works through the city process will be reviewed under 
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the 2040 Plan context.  Given that, we will be including a conditional use permit 
application in regard to the 4th floor.  
 
Our plan is to submit for the PDR and Land Use Applications in late September. 
 
We have included the current Architectural and Site plans for the Project as well as 
architectural renderings to better depict the detailing of the Project. 
 
BUILDING PLANS: 
The included architectural plans present the details of the overall condo Project.   
 
The exterior products to be used include a stone veneer at the first floor, then stucco on 
the majority of the remaining building façade.  We will be utilizing roof access from the 
stairs and from private access points from the 4th floor units to allow roof top terrace 
areas.    
 
ARCHITECTURAL RENDERINGS: 
The renderings depict the project in its color and material texture components.  
 
SITE AND LANDSCAPE PLAN: 
The included site plans depict current conditions as well as proposed placement of the 
building within the R4 zoning district setbacks.   
 
The site plan shows an infiltration basin in the north west corner, we are currently 
designing a substructure or below ground infiltration system that will allow all of the site 
storm water control to be managed below ground.  The entire roof structure will drain to 
this front yard storm water facility, no other water from the building structure will be 
directed in any other direction.  
 
The grading plan and the landscape plan are also included for reference.  
 

2. Summary: 
We are very excited to bring this landmark project and housing opportunity to the 
neighborhood.  Our hopeful timeline will be to submit our applications for PDR and Land 
Use to the city in late September.  
 
Along with our project located at 5337 France Ave, we recognize the fact that these 
projects represent a significant change within the neighborhood and the beginning of the 
evolution of change along France Ave.  We look forward to discussing our project and this 
evolution. 
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Thank you for your time and consideration in review of our project.  We are excited about 
the opportunity to bring the project to reality and feel it will be a unique and positive 
addition to the community. 
 
I am planning to attend the Zoning Committee Meeting on September 9th.  If there is 
anything with regard to questions or information that is desired in advance of that 
meeting, please let me know and we will work to address the requests.  
 
 

Timothy J Brown 
Schaefco Development, LLC 
tim@schaefco.com 
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S C A L E :    1/8" = 1'-0"

Parking Level Floor Plan Fifty−One
D R A W I N G :   A-01
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Roof Level Floor Plan Fifty−One
D R A W I N G :   A-05
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S C A L E :    1/8" = 1'-0"

France Ave. (West) Elevation Fifty−One
D R A W I N G :   A-06

EXTERIOR MATERIALS - WEST

SIDE MATERIAL AREA PERCENTAGE

WEST CORNICE 490 SF 5%

WEST METAL 506 SF 5%

WEST STONE 1222 SF 12%

WEST STUCCO 3629 SF 36%

WEST WINDOWS AND DOORS 4264 SF 42%

Grand total: 5 10111 SF 100%

EXTERIOR MATERIALS TOTAL ALL ELEVATIONS

MATERIAL AREA SqFt PERCENTAGE

CORNICE 1892 SF 5%

METAL 1513 SF 4%

STONE 6773 SF 19%

STUCCO 17096 SF 48%

WINDOWS AND DOORS 8262 SF 23%

Grand total: 40 35536 SF 100%
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North Elevation Fifty−One
D R A W I N G :   A-07

EXTERIOR MATERIALS - NORTH

SIDE MATERIAL AREA PERCENTAGE

NORTH CORNICE 294 SF 6%

NORTH METAL 204 SF 4%

NORTH STONE 1186 SF 23%

NORTH STUCCO 2624 SF 50%

NORTH WINDOWS AND DOORS 947 SF 18%

Grand total: 5 5255 SF 100%
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South Elevation Fifty−One
D R A W I N G :   A-08

EXTERIOR MATERIALS - SOUTH

SIDE MATERIAL AREA PERCENTAGE

SOUTH CORNICE 294 SF 6%

SOUTH METAL 204 SF 4%

SOUTH STONE 1186 SF 23%

SOUTH STUCCO 2624 SF 50%

SOUTH WINDOWS AND DOORS 947 SF 18%

Grand total: 5 5255 SF 100%
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East Elevation Fifty−One
D R A W I N G :   A-09

EXTERIOR MATERIALS - EAST

SIDE MATERIAL AREA PERCENTAGE

EAST CORNICE 490 SF 5%

EAST METAL 385 SF 4%

EAST STONE 2277 SF 23%

EAST STUCCO 5859 SF 58%

EAST WINDOWS AND DOORS 1100 SF 11%

Grand total: 5 10111 SF 100%
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S C A L E :    1/8" = 1'-0"

Partial Elevations Fifty−One
D R A W I N G :   A-10

scale: 1/8" = 1'-0"1 05 - Partial Side Elevation 1
scale: 1/8" = 1'-0"2 06 - Partial Side Elevation 2

scale: 1/8" = 1'-0"3 07 - Partial Side Elevation 3
scale: 1/8" = 1'-0"4 08 - Partial Side Elevation 4

EXTERIOR MATERIALS -  PARTIAL 1

SIDE MATERIAL AREA PERCENTAGE

E1 CORNICE 121 SF 6%

E1 METAL 70 SF 3%

E1 STONE 357 SF 17%

E1 STUCCO 1048 SF 51%

E1 WINDOWS AND DOORS 450 SF 22%

Grand total: 5 2046 SF 100%

EXTERIOR MATERIALS -  PARTIAL 2

SIDE MATERIAL AREA PERCENTAGE

E2 CORNICE 41 SF 12%

E2 METAL 37 SF 10%

E2 STONE 94 SF 26%

E2 STUCCO 132 SF 37%

E2 WINDOWS AND DOORS 52 SF 15%

Grand total: 5 356 SF 100%

EXTERIOR MATERIALS -  PARTIAL 3

SIDE MATERIAL AREA PERCENTAGE

E3 CORNICE 41 SF 12%

E3 METAL 37 SF 10%

E3 STONE 94 SF 26%

E3 STUCCO 132 SF 37%

E3 WINDOWS AND DOORS 52 SF 15%

Grand total: 5 356 SF 100%

EXTERIOR MATERIALS -  PARTIAL 4

SIDE MATERIAL AREA PERCENTAGE

E4 CORNICE 121 SF 6%

E4 METAL 70 SF 3%

E4 STONE 357 SF 17%

E4 STUCCO 1048 SF 51%

E4 WINDOWS AND DOORS 450 SF 22%

Grand total: 5 2046 SF 100%
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3D View Fifty−One
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3D View Fifty−One
D R A W I N G :   A-13
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3D View Fifty−One
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