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HERITAGE PRESERVATION APPLICATION SUMMARY 

Property Location: 21 North Third Street (and 17 & 25 North Third Street) 

Project Name:  Lakeland Building  
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594 
Applicant:  Roman Gadaskin 

Project Contact:   Karen Gjerstad 

Ward: 3 
Neighborhood: Downtown Minneapolis Neighborhood Association (DMNA) 
Request:  To renovate the existing building. 
Required Applications: 

Certificate of 
Appropriateness 

To allow for the renovation of an existing building for a new mixed-use 
development that includes residential uses on the upper floors and a 
commercial use on the ground floor of the building located at 21 North Third 
Street, also known as the Lakeland Building.  The structure is a contributing 
building in the Minneapolis Warehouse Historic District. 

 

HISTORIC PROPERTY INFORMATION 
 
Current Name Lakeland Building 
Historic Name Unknown 
Historic Address 21 North Third Street 
Original 
Construction Date 1885 

Original Architect Unknown 
Original Builder Joseph Cohen 
Original Engineer Unknown 

Historic Use Initially warehousing; also a harness factory and various warehousing and 
businesses 

Current Use Vacant 

Proposed Use Unknown 

  

mailto:rebecca.farrar@minneapolismn.gov
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CLASSIFICATION 
 

Local Historic District Minneapolis Warehouse Historic District 
Period of Significance 1865-1930 
Criteria of Significance Commerce, Industry and Architectural Significance 
Date of Local Designation 1978 
Date of National Register Listing 1989 

Applicable Design Guidelines 
Minneapolis Warehouse Historic District Design Guidelines 
Secretary of the Interior Standards for the Treatment of Historic 
Properties 

 

SUMMARY 

BACKGROUND. The structure located on the property at 21 North Third Street was constructed in 
1885.  It is a four-story brick and stone building, approximately 66 feet in width by 112 feet in length 
(the single story masonry loading building attached to the west elevation is 14 feet in width by 44 feet in 
length), 27,000 square feet in size and is an exuberant expression of the commercial Queen Anne Style.  
The façade is divided into three bays by brick pilasters with numerous decorative stone insets and 
stylized capitals.  The window openings on the second floor are grouped in threes within recessed 
panels and capped by elliptical arches.  Elaborate terra cotta panels with foliated designs are placed 
between the third and fourth floors. An unusual cornice with deep corbels completes the building. The 
ground floor storefront has been modified and in-filled with brick, stucco and glass block (non-historic 
features); however, the brick pilasters are intact. The structure retains its integrity and is a contributing 
building in the Minneapolis Warehouse Historic District.  There are two associated parcels that are 
vacant and currently consist of commercial surface parking lots abutting the building on the west and 
east sides of the structure.  The parking lot addressed as 25 North Third Street on the west side of the 
building is located within the Minneapolis Warehouse Historic District and is considered a 
noncontributing site, whereas the parking lot on the east side of the building addressed as 17 North 
Third Street is not located within the district. 

Drawings and photographs of the original storefront constructed in 1885 are not available. Building 
permit records indicate that the storefront was initially replaced in 1910.  A major fire destroyed the 
wood interior of the building and the storefront in 1916.  The 1919 drawings for reconstruction 
developed by Buechner & Orth Architects included two storefront designs.  One with a door on the 
east side of the east bay as well as a second door centered on the middle bay and the other with a door 
in each bay.   Each depicts the storefront glazed with large glass windows and upper transoms in 
addition to a stone base between the sidewalk and the glazing.  No photographic records are available of 
the 1919 construction to verify how the storefront was constructed; the 1919 drawings are however, 
used as a guide for the proposed design of the storefront. 

Currently the building has a recessed entry door on the east side of the east bay.  The door aligns with 
the interior stairway that connects all levels of the building.  The entry door has been in this location 
since 1974.   

APPLICANT’S PROPOSAL.  Karen Gjerstad, on behalf of Roman Gadaskin, has applied for a 
Certificate of Appropriateness application to allow for the following modifications to the building: 
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Front elevation or north façade facing North Third Street:  The applicant proposes to partially remove 
the non-historic masonry infill at the street level of the front (north) elevation of the building.  A new 
enameled aluminum storefront with fixed windows is proposed as a replacement. The applicant 
proposes to retain the lower 3 feet of masonry and would clad it with fiber reinforced cementitious 
panels and associated trim. A horizontal member would separate the main windows from the existing 
upper stucco panels as this is proposed to be retained.  All trim would be fiber-reinforced cementitious 
members.   

The applicant proposes to replace all of the existing original double-hung windows with masonry 
mullions (sash and frame) in the upper floors of the building on this elevation with new wood clad 
double-hung windows.  No new, reduced or enlarged window openings would be part of the front 
façade. 

The masonry and stone facing at the upper stories and parapet are in good condition.  Some repointing 
and miscellaneous repair may need to be performed.  New mortar joints would replicate the existing in 
mortar strength, joint profile, mortar color and texture.   

Secondary elevations – East and West:  In general, the brick walls on the east and west elevation of the 
building are in good condition with some repointing required in specific locations.  Various ghost brick 
infilled pockets would remain as applicable and the existing paint on brick in various areas would be 
retained.  Some repointing and miscellaneous repair would be performed at general wall areas, with the 
bottom 8 to 10 courses requiring extensive repair, and isolated areas requiring new replacement brick.  
New brick would match the existing brick as closely as possible in color, unit dimensions and texture.  
New mortar joints would replicate existing in mortar strength, joint profile, mortar color and texture. 

Both elevations would incorporate new window openings serving residential units with new wood clad 
double-hung windows.  Several small openings would also be enlarged and a few openings would receive 
new windows within their current opening.  The arrangement of the window openings is proposed to 
be as regular and consistent as possible while accommodating the new dwelling units located within the 
interior of the building. 

Specifically on the west elevation of the building, the following alterations are proposed: a total of 4 
existing window openings with a concrete sill would remain; 1 existing opening with concrete sill would 
remain with the head height raised; 4 existing openings would be enlarged with a new precast sill; 8 new 
openings would be added with a new precast sill; and an existing opening with sill to remain with a new 
door installed.  In total, 17 windows would be located on the west elevation and 18 new vents for 
dryers within the units are proposed. 

Specifically on the east elevation of the building, the following alterations are proposed: a total of 2 
existing openings with a concrete sill would remain; 4 existing openings would be enlarged with a new 
precast sill; and 11 new window openings would be added with a new precast sill.  In total, 17 windows 
would be located on the east elevation of the building and 11 new vents for dryers within the units are 
proposed. 

Roof top:  A portion of the roof would be developed into a new approximately 2,010 square foot roof 
deck. The addition of the new deck would involve some guardrails, although except at the front of the 
building where the deck is set back approximately 20 feet, most of the parapet heights are 
approximately 3 feet high, so minimal rails would need to be added. To accommodate the necessary 
accessibility requirements for this deck, the existing stucco elevator tower would be used and the height 
extended approximately 6 feet to accommodate the new roof stop. A small elevator lobby 
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approximately 56 square feet in size (7 feet by 8 feet) would be attached to the interior side (to the 
west) of the elevator structure; its façade would match the existing stucco structure; its height would be 
about 9 feet.  

To accommodate the egress requirements for the roof, an existing light well opening, currently a low 
structure of about 3-4 feet high and 10 feet by 8 feet to the south of the elevator would contain one 
new stair which would extend from the 4th floor, extending the height of the opening to about 9 feet 
above the roof deck. The second egress stair would be a new structure along the south side of the roof, 
extending east from what is currently an existing stucco mechanical/service elevator structure. This 
structure is about 9’-6” high and the new stair would match in material and height.  

The southern corner of the roof would accommodate some of the mechanical units within an existing 
service elevator/mechanical room that is approximately 280 square feet in size (20 feet by 14 feet).  
Some mechanical units to the west of the existing enclosure would not be in the enclosed mechanical 
room as they are proposed to be screened by a 6-foot high wood screening fence to shield it from the 
deck and the skylight next to it. The parapet in that area is 4’-9” so neither this screen nor the 
mechanicals would be visible from the street. 

The roof currently has two large skylights, which will be retained with new glazing. 

Basement: The applicant may attempt to either accommodate parking, storage or both within the lower 
level of the building.  This will require additional excavation under the building and some interior 
demolition in the lower level.  The lower level would be accessed via the single-story narrow brick clad 
loading structure off of First Avenue North.  The feasibility and practicality of doing so may be difficult.  
The parking spaces would be substandard in terms of overall height clearance as well as width and 
length.  No parking is required for the development.  Any alterations to the lower level would not result 
in exterior modifications to the building or affect the historical character of the building. 

Additional modifications:  The existing single-story narrow brick clad flat roof loading structure with its 
south wall abutting the adjacent building would be retained.  Masonry restoration treatment would be 
needed to maintain the walls.  No alterations other than a new roof would be performed to the 
structure, and the existing garage door would be replaced with a new door of similar design. 

The building does not have a south elevation as it fully abuts an adjacent masonry building. 

The existing sign panel on the front elevation of the building containing the “Lakeland” letters is 
proposed to be retained and repaired.  The billboard sign on the east elevation would be removed as 
well as other signage, vents, etc. 

The design of the two adjacent parking lots will be finalized through the site plan review process that 
requires review and approval by the City Planning Commission. 

RELATED APPROVALS.  The most recent Certificate of Appropriateness application was approved 
in 2014.  The scope of work was to allow for the removal of the non-historic masonry infill at the street 
level of the front (north) elevation of the building.  A new wood storefront, wood entry door and stone 
wainscot to match with the existing stone on the building was proposed to be installed in the three 
front bays of the building.  No other work was proposed for the building at that time; the HPC 
approved the proposal. 
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Planning Case # Application Description Action 

C of A – 7/8/03 Certificate of 
Appropriateness 

New storefront, awning, 
and other miscellaneous 
repairs. 

Approved in 2003. 

BZH-28267 Certificate of 
Appropriateness 

To allow a new storefront. Approved in 2014. 

PUBLIC COMMENTS. Staff has not received official correspondence from the Downtown 
Minneapolis Neighborhood Association (DMNA) or any neighborhood letters prior to the printing of 
this report.  Any correspondence received prior to the public meeting will be forwarded on to the 
Heritage Preservation Commission for consideration.  

ANALYSIS 

CERTIFICATE OF APPROPRIATENESS 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for the renovation of an existing building for a new mixed-use development that includes 
residential uses on the upper floors and a commercial use on the ground floor based on the following 
findings: 

1. The alteration is compatible with and continues to support the criteria of significance and period of 
significance for which the landmark or historic district was designated. 

The Minneapolis Warehouse Historic District’s period of significance is from 1865-1930.  The 
district is historically significant as an area of commercial development during the early growth 
of the city and the region.  The Minneapolis Warehouse Historic District developed during the 
late nineteenth and early twentieth centuries when Minneapolis became a major distribution and 
jobbing center for the upper Midwest.  The district is also architecturally significant for its 
concentration of commercial buildings designed by the city’s leading architects in styles that 
evolved from the Italianate Style of the 1860s to the curtain‐wall structures of the early 
twentieth century.  The subject building is located in the Twentieth Century Warehouse Area. 

In general, the proposed alterations are compatible with and support the criteria of significance 
and period of significance for the historic district.  The proposal would enhance the building and 
allow it to more closely resemble its likely original appearance provided it complies with the 
suggested conditions of approval.   

2. The alteration is compatible with and supports the interior and/or exterior designation in which the 
property was designated. 

The proposed alterations, with the suggested conditions of approval as noted below are 
compatible with and support the criteria of significance and period of significance for which the 
historic district was designated. The buildings in the Minneapolis Warehouse Historic District 
are significant for their association with commercial development and for their 
commercial/warehouse architecture.  The subject building is a contributing resource in the 
historic district; and was formerly a warehouse and factory.   

3. The alteration is compatible with and will ensure continued integrity of the landmark or historic district 
for which the district was designated. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT23HEPR_CH599HEPRRE_ARTVDE.html%23MICOOR_TIT23HEPR_CH599HEPRRE_ARTVDE_599.210DECR
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The City of Minneapolis’ Heritage Preservation Regulations and the National Register of Historic 
Places identify integrity as the authenticity of historic properties and recognize seven aspects 
that define a property’s integrity: location, design, setting, materials, workmanship, feeling and 
association.  The alterations, provided they comply with the suggested conditions of approval, 
would not materially impair the significance and integrity of the landmark or the historic district 
as evidenced by the consistency of alterations with the applicable design guidelines adopted by 
the commission. The proposed work would not affect the building’s location, design, setting, 
materials, workmanship, feeling or association. 

4. The alteration will not materially impair the significance and integrity of the landmark, historic district or 
nominated property under interim protection as evidenced by the consistency of alterations with the 
applicable design guidelines adopted by the commission.  
 
The Heritage Preservation Commission adopted the Minneapolis Warehouse Historic District 
Design Guidelines in 2010.  The applicable design guidelines for this project are evaluated below. 
 

Design Guidelines for Existing Buildings. 
 

General Guidance:  
Requirement: 

2.1. Character defining features such as loading docks, water towers, fire escapes and 
chimneys shall be preserved. 
2.2. Distinctive architectural features shall be preserved. 
2.3. Existing buildings in the district are oriented to provide two kinds of access: 
pedestrian access from the street and sidewalk and freight access from side streets, 
alleys, or rail spurs. The existing orientation of each building shall be maintained and 
preserved. 
2.4. A building’s original pedestrian entrance shall remain and shall be used as the 
building’s primary entrance. 
2.9. Only replace features that are missing or proven beyond repair with the same kind 
of materials. Replacement with a substitute material will be considered if the form and 
design of the substitute material is proven durable and conveys the visual appearance of 
the original material. 
2.10. Original or historically significant painted signs (ghost signs) on the sides of building 
shall be retained. 

 
Staff comment:  The character defining features of the building, including the architectural 
features, are being preserved.  Pedestrian access off of North Third Street would be maintained 
as would the orientation and loading extension out to North First Street.  The ghost signs will 
be retained. 
 
Facade Materials: 
Requirement: 

2.12. Abrasive cleaning techniques, such as sandblasting, soda blasting, or high‐pressure 
water wash shall not be used under any circumstances. 
2.13. Facade cleaning methods that are considered to be gentle, non‐abrasive methods 
such as a low pressure (100 psi or less) water wash shall be used. 
2.14. Painting of currently painted masonry facades is allowed. 
2.15. Painting of unpainted masonry facades shall not be allowed. 
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2.16. Mortar joints shall only be repointed where there is evidence of a moisture 
problem or when a substantial amount of the mortar is missing. 
2.17. Mortar joints shall be cleared with hand tools. The use of electric saws and 
hammers to remove mortar can seriously damage the adjacent brick and are 
inappropriate. 
2.18. Replacement mortar shall duplicate the original mortar’s composition, color, 
texture, joint width, and joint profile. 
2.19. When patching an area of historic brick wall, the new brick and mortar shall match 
the original brick and mortar in material, color, profile, dimension, and texture. 
 

Staff comment:  The applicant has stated that abrasive cleaning techniques would not be used.  
Façade cleaning methods that are considered gentle, non-abrasive methods such as a low 
pressure water wash would be used.  The east and west elevations of the building would be 
cleaned, not painted.  Existing painted masonry would remain.  The mortar joints would be 
evaluated and repaired consistent with the above guidelines.  New brick and mortar use in any 
repair areas shall match the original brick and mortar in material, color, profile, dimension, and 
texture. 

 
Fenestration – Windows: 
Requirement: 

2.21. Original and historically significant windows shall be retained and repaired. 
2.22. All decorative trim around the windows shall be retained, including lintels, 
pediments, moldings or hoods and if replacements are proven necessary, the original 
profile shall be replicated. 
2.23. Clear transparent glass shall be used to replace missing panes or in full window 
replacement unless historical documentations show other treatments. Low emission 
coatings will be considered if they are not reflective or tinted. 
2.24. Windows on primary facades shall not be removed or blocked to install air 
conditioning, mechanical equipment, louvers, or for any other reason. 
2.25. New or expanded window openings on primary facades are not allowed, unless it 
is to restore an historical window opening and evidence is provided to support the 
opening. 

 
Other Considerations: 

2.26. New window openings on secondary facades will be considered. 
2.27. Replacement windows will be considered if evidence is provided that significant 
numbers of the historical or original windows have been previously removed. A survey 
of the existing windows is required to document their condition and type. 
2.28. Replacement windows will be considered if evidence is provided that original or 
historically significant windows cannot be feasibly repaired. A survey of the existing 
windows is required to document their condition and type. 
2.29. When considering the replacement of historically significant windows, new 
windows shall be compatible in material, type, style, operation, sashes, size of lights and 
number of panes of the existing windows in that location. 
2.30. True divided lights are required when replacing a divided light window. 
2.31. Where true divisions are not possible, applied muntins, with an interstitial spacer 
will be considered. Applied muntins shall be installed on both sides of the glass. 
2.32. Internal muntins, sandwiched between two layers of glass, alone are not allowed. 
2.33. Replacement windows shall be finished with a painted enamel finish. Anodized or 
other unfinished treatments are not allowed. 
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Staff comment:  The applicant is proposing to remove all of the existing original double hung 
windows on the front façade or north elevation of the building, on floors 2-4. There are 9 
windows on each floor for a total of 27 windows on the front façade. The applicant has not 
provided a thorough window survey but has provided a statement indicating that the windows 
are not in good shape. The developer met with two window restoration experts that 
determined most of the windows could be repaired.  However, according to the developer the 
cost to repair the windows was unreasonable compared to installing new windows.  The 
windows measure about 9 feet, 8 inches in height by 4 feet, 6 inches in width.  As single-glazed 
north facing windows, the consultants felt that an additional storm/screen for both livability and 
heating efficiency would be necessary.  The cost to building storm/screen combinations for 
windows of this size was estimated to be about $2,500 to $3,000 per window. The developer 
believes it is too costly to save the existing windows and is proposing a wood clad residential 
double hung window similar in size and profile.  Staff would not support the removal of the 
existing windows and is instead recommending that the applicant restore the existing windows.  
No new window openings are proposed on the primary façade. 
 
As previously noted, the applicant proposes to maintain, expand and create new window 
openings on the secondary facades of the building. All windows would be wood and double 
hung. Specifically on the west elevation of the building, the following alterations are proposed: a 
total of 4 existing window openings with a concrete sill would remain; 1 existing opening with 
concrete sill would remain with the head height raised; 4 existing openings would be enlarged 
with a new precast sill; 8 new openings would be added with a new precast sill; and an existing 
opening with sill to remain with a new door installed.  In total, 17 windows would be located on 
the west elevation and 18 new vents for dryers within the units are proposed.   
 
Specifically on the east elevation of the building, the following alterations are proposed: a total of 
2 existing openings with a concrete sill would remain; 4 existing openings would be enlarged 
with a new precast sill; and 11 new window openings would be added with a new precast sill.  In 
total, 17 windows would be located on the east elevation of the building and 11 new vents for 
dryers within the units are proposed. 
 
While Staff understands that an adaptive reuse of the building will require new window openings 
on the secondary facades, the appearance of the structure will be significantly altered.  The 
arrangement of the window openings is proposed to be as regular and consistent as possible 
while accommodating the new dwelling units located within the interior of the building.  The 
proposed venting which creates numerous, unnecessary penetrations in the exterior building 
walls shall not be permitted.  The applicant will need to locate and stack the necessary venting 
into common areas that vent out of the roof. 
 

 The proposed storefront alterations are described below. 
 

Fenestration – Entryways: 
Requirement: 

2.36. When replacement is proven necessary, a door style that is similar in material and 
design to that used originally shall be used. If historic photos or models are not available, 
the new replacement door shall be of simple design, with an open transparent glass 
panel and a transom. 
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2.37. Original loading dock doors, which were typically overhead or sliding, shall be 
maintained when feasible. Filling the opening with glass or another treatment that 
preserves the wall opening will be considered. 
2.38. New openings or entryways on elevations that face public streets are not allowed. 

Advisory: 
2.40. If original entryways were altered, the preferred treatment is to restore them to 
their original condition based on historic photos or other evidence. 

 
Other Considerations: 

2.41. Replacement doors will be considered if evidence is provided that original doors 
cannot be feasibly repaired. 
2.42. Replacement features of the entryway and storefront such as trim that replicate 
existing features will be considered. 
2.43. New openings or entryways on elevations that face a public street will be 
considered if evidence is provided that the new opening or entryway keeps with the 
original fenestration pattern and no other feasible alternative exists. 

 
Staff comment:  The applicant proposes to replace the existing non-historic storefront as well as 
a non-original door on the west elevation of the building and a new garage door in the loading 
segment of the structure.   The 1919 reconstruction drawings included two storefront designs; 
one with a door on the east side of the east bay as well as a second door centered on the 
middle bay and the other with a door in each bay.   No photographic records are available of 
the 1919 construction to verify how the storefront was constructed.  Currently the building has 
a recessed entry door on the east side of the east bay.  The door aligns with the interior 
stairway that connects all levels of the building.  The entry door has been in this location since 
1974 and the applicant proposes that it remain in the same location with the proposed 
renovations to the ground level of the building.  Given that the applicant proposes to locate a 
commercial tenant in the ground floor of the building, Staff will recommend that another door 
be installed that is consistent with the 1919 reconstruction drawings and that the uses be 
separated inside the building.  The new door and sidelight proposed on the west elevation of the 
building is proposed to be composed of the same materials as the new storefront door for 
consistency purposes. The new garage door would be insulated metal, and the header would 
need to be reconstructed with the same materials as the base of the storefront. 

 
Fenestration – Storefronts & Display Areas: 
Requirement: 

2.44. Original or historically significant storefronts and display areas shall be retained. 
2.45. The size of original storefronts or display areas shall not be altered. 
2.46. Windows and doors shall not be blocked with opaque materials. 
2.47. Original features such as the columns or piers that support the storefront framing, 
shall not be altered, obscured or removed. 

 
Advisory: 

2.49. If an original storefront has been altered, the preferred treatment is to restore 
them to their original condition based on historic photos or other evidence. 

 
Other Considerations: 

2.50. When the original design is not available through historic plans or photos for the 
replacement of a storefront, a contemporary profile will be considered, but existing 
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original storefronts in the district should be as a reference for materials, scale, size of 
members and proportion. 

 
Staff comment: There is no photographic evidence of either the 1885 storefront or the 1919 
reconstruction.  On the front or north facing façade of the building, the applicant proposes to 
replace the non-historic glass block and brick infill that was installed in 1974 and restore the 
storefront. The applicant proposes a new enameled aluminum storefront with fixed windows, as 
well as a new door and sidelight as a replacement. The applicant proposes to retain the lower 3 
feet of non-historic masonry and would clad it with fiber reinforced cementitious panels and 
associated trim. A horizontal member would separate the main windows from the existing 
upper stucco panels as this non-historic portion is proposed to be retained as well.  Staff would 
recommend that the HPC allow the aluminum storefront but require full removal of the non-
historic masonry infill that includes the base and the stucco above.  Staff would recommend that 
the HPC require that with the full removal of the non-historic masonry infill that the 
approximate 3-foot base be composed of metal which is the same color or a stone base that is 
compatible and install transom windows as part of the storefront that are compatible with the 
1919 reconstruction plans.  No cementitious materials or trim shall be permitted on the 
building.  The windows would need to be clear, insulated glazing with transom windows above 
compatible with the design guidelines. 
 
Roofs & Parapets: 
Requirement: 

2.62. The original building roofline including the cornice, parapet, and other elements 
shall be retained and not altered. 
2.63. Rooftop decks and equipment including HVAC, wind or solar power equipment 
that projects above the roofline shall be set back from the primary building elevation(s) 
one structural bay. They shall not be visible from the street. More visible locations will 
be considered if evidence is provided of structural load needs. 
2.64. The repair of roofs with modern roofing materials, such as rolled rubber or 
asphalt, is allowed and shall not be visible from the street. 

 
Staff comment:  The original building including the cornice, parapet, and other elements would be 
retained.  The proposed roof top deck is setback from the primary elevation a distance of 20 
feet and the proposed mechanicals would not be visible from the public street as they would be 
located at the south and west corners of the roof and would be screened.  Staff will recommend 
that the HPC require that the screening be metal as opposed to the proposed wood. The height 
of the screening should be minimized and would depend on the final mechanical units selected 
and their configuration. All roof repairs would comply with the above standard; the roof 
currently has two large skylights, which would be retained with new glazing. 
 
Rooftop Additions: 
Requirement: 

2.68. A new rooftop addition shall be set back a minimum of one structural bay or 15 
feet, whichever is greater, from all sides of the building. This setback does not constitute 
a standard right, but a baseline, additional setbacks may be required to meet the intent 
of the guidelines. 
2.69. The height of the rooftop addition shall be limited to one story and shall not 
exceed 14 feet in height measured from the structural roof deck of the existing building. 
The height includes stair and elevator penthouses and rooftop mechanical equipment 
proposed on top of the addition. 
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2.70. The design of rooftop additions shall be clearly differentiated from the historic 
building in a way that does not detract from the character of the historic building or the 
district. 
 

Other Considerations: 
2.71. Roof top additions to contributing buildings are rarely appropriate. A rooftop 
addition will be considered if visibility and site line studies indicate that the addition is 
minimally visible from any public right‐of‐way. 

 
Staff comment:  There is no habitable space being proposed on the rooftop of the building.  The 
modifications to the roof include a new approximately 2,010 square foot roof deck recessed 20 
feet from the primary elevation. To accommodate the necessary accessibility requirements for 
this deck, the existing stucco elevator tower would be used and the height extended 
approximately 6 feet to accommodate the new roof stop. A small elevator lobby approximately 
56 square feet in size (7 feet by 8 feet) would be attached to the interior side (to the west) of 
the elevator structure; its façade would match the existing stucco structure; its height would be 
about 9 feet.  Further, an existing mechanical room would be used that is approximately 280 
square feet in size (20 feet by 14 feet) and at a height of 9 feet along the south edge of the 
roofline or the rear of the building which is also composed of stucco.  Lastly, an existing stair 
enclosure would be expanded for egress which is located adjacent to the south and east corner 
of the roof.  The exterior material would be stucco and the approximate height would be 9 feet. 
 

5. The alteration will not materially impair the significance and integrity of the landmark, historic district or 
nominated property under interim protection as evidenced by the consistency of alterations with the 
recommendations contained in The Secretary of the Interior's Standards for the Treatment of Historic 
Properties. 

As conditioned, the project will not materially impair the significance and integrity of the historic 
district as evidenced by the consistency of alterations with the recommendations contained in 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties.  The following 
Secretary of the Interior’s Standards for Rehabilitation are most applicable to the proposed 
project: 

Standard 1: A property will be used as it was historically or be given a new use that requires 
minimal change to its distinctive materials, features, spaces, and spatial relationships. 

Standard 2: The historic character of a property will be retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that characterize a 
property will be avoided. 

Standard 5: Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved. 

Standard 6: Deteriorated historic features will be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature will 
match the old in design, color, texture, and, where possible, materials. Replacement of missing 
features will be substantiated by documentary and physical evidence. 

Standard 7: Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 
means possible. Treatments that cause damage to historic materials will not be used. 
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Standard 9: New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. The new 
work shall be differentiated from the old and will be compatible with the historic materials, 
features, size, scale and proportion, and massing to protect the integrity of the property and its 
environment. 

Standard 10:  New additions and adjacent or related new construction will be undertaken in 
such a manner that, if removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired. 

6. The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance 
and is consistent with the applicable policies of the comprehensive plan and applicable preservation 
policies in small area plans adopted by the city council. 

The project would comply with Policy 8.1 which states that the City will, “Preserve, maintain, 
and designate districts, landmarks, and historic resources which serve as reminders of the city's 
architecture, history, and culture,” as well as implementation step, 8.1.1, which states: “Protect 
historic resources from modifications that are not sensitive to their historic significance.”  As 
conditioned, the project would not modify the building in ways that are insensitive to its 
historical character. 

Before approving a Certificate of Appropriateness, and based upon the evidence presented in each 
application submitted, the Commission shall make findings that alterations are proposed in a manner 
that demonstrates that the Applicant has made adequate consideration of the following documents and 
regulations: 

7. The description and statement of significance in the original nomination upon which designation of the 
landmark or historic district was based. 
 
The applicant has demonstrated adequate consideration for the statement of significance in the 
original nomination upon which the historic district was based, per the attached statement of 
findings.  By allowing the alterations and modifications to the building consistent with the 
recommended conditions of approval, the integrity of the building would be improved. 
 

8. Where applicable, adequate consideration of Title 20 of the Minneapolis Code of Ordinances, Zoning 
Code, Chapter 530, Site Plan Review. 

The scope of work in this application does require site plan review under Title 20 of the 
Minneapolis Code of Ordinances, Zoning Code, Chapter 530. The design of the two adjacent 
parking lots will be addressed as part of this review. 

9. The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment of 
Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and 
restoring historic buildings. 

The applicant submitted a statement indicating that the alteration makes adequate consideration 
for the treatments delineated in The Secretary of the Interior’s Standards for the Treatment of 
Historic Properties as the proposed scope of work is compatible and the project alterations are 
reversible. The application complies with the rehabilitation guidelines of The Secretary of the 
Interior's Standards for the Treatment of Historic Properties as discussed in finding 5 above.   
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Before approving a Certificate of Appropriateness that involves alterations to a property within an 
historic district, the Commission shall make findings based upon, but not limited to, the following: 
 

10. The alteration is compatible with and will ensure continued significance and integrity of all contributing 
properties in the historic district based on the period of significance for which the district was designated. 

The Minneapolis Warehouse Historic District is historically significant as an area of commercial 
development during the early growth of the city and the region.  The district is also 
architecturally significant for its concentration of commercial buildings designed by the city’s 
leading architects in styles that evolved from the Italianate Style of the 1860s to the curtain‐wall 
structures of the early twentieth century.  As conditioned, the proposed modifications to the 
property are compatible and will not affect its historical significance or integrity. 

11. Granting the certificate of appropriateness will be in keeping with the spirit and intent of the ordinance 
and will not negatively alter the essential character of the historic district. 

The spirit and intent of the City of Minneapolis’ Heritage Preservation Regulations is to preserve 
historically significant buildings, structures, sites, objects, districts, and cultural landscapes of the 
community while permitting appropriate changes to be made to these properties. The granting 
of the certificate of appropriateness to allow for the proposed modifications to the building 
would improve the appearance of the contributing historic structure provided it complies with 
the conditions of approval as noted below. 

12. The certificate of appropriateness will not be injurious to the significance and integrity of other resources 
in the historic district and will not impede the normal and orderly preservation of surrounding resources 
as allowed by regulations in the preservation ordinance.   

Granting the certificate of appropriateness with the conditions of approval listed below would 
not be injurious to the significance and integrity of other resources in the historic district nor 
would it impede the normal and orderly preservation of surrounding resources as allowed by 
regulations in the preservation ordinance.  The request might set a precedent for future cases, 
but will not formally authorize changes to other landmarks, historic districts, or properties 
under interim protection.  The proposed alterations would activate the building and improve the 
appearance of the structure consistent with the character of the district and it would further 
maintain the integrity of the building and the intent of the district guidelines. 

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Heritage 
Preservation Commission adopt staff findings for the application by Roman Gadaskin for modifications to 
the Lakeland Building located at 21 North Third Street (and 17 & 25 North Third Street) in the 
Minneapolis Warehouse Historic District: 

A. Certificate of Appropriateness. 
Recommended motion: Approve the certificate of appropriateness to allow for the renovation 
of an existing building for a new mixed-use development that includes residential uses on the 
upper floors and a commercial use on the ground floor of the building located at 21 North 
Third Street, also known as the Lakeland Building, subject to the following conditions: 

1. By ordinance, approvals are valid for a period of two years from the date of the decision 
unless required permits are obtained and the action approved is substantially begun and 
proceeds in a continuous basis toward completion.  Upon written request and for good 
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cause, the planning director may grant up to a one year extension if the request is made in 
writing no later than August 11, 2017. 

2. By ordinance, all approvals granted in this Certificate of Appropriateness shall remain in 
effect as long as all of the conditions and guarantees of such approvals are observed.  Failure 
to comply with such conditions and guarantees shall constitute a violation of this Certificate 
of Appropriateness and may result in termination of the approval. 

3. All workmanship must be completed in conformance with the Secretary of Interior 
Standards, see: http://www.nps.gov/history/hps/tps/standguide/. 

4. Final plans shall comply with the Minneapolis Warehouse Historic District Design Guidelines as 
noted within this report and as indicated in the submitted plans. 

5. The original windows located on the north elevation, or front façade of the building shall be 
retained and repaired. New storm/screen windows for both livability and heating efficiency 
shall be allowed. They shall match the profile of the existing windows. 

6. The new storefront shall be a new enameled aluminum storefront with fixed windows, as 
well as a new door and sidelight as a replacement. The applicant shall fully remove all of the 
non-historic masonry infill.  The approximate 3-foot base shall be composed of metal which 
is the same color or a stone base that is compatible and transom windows shall be 
incorporated as part of the storefront compatible with the 1919 reconstruction plans.   

7. No cementitious materials or trim shall be permitted on the building.   

8. The new door and sidelight proposed on the west elevation of the building shall be 
composed of the same materials as the new storefront door for consistency purposes. 

9. The new garage door shall be insulated metal and match the color of the other doors on the 
building. The header shall be reconstructed with the same materials as the base of the 
storefront. 

10. All venting shall occur through the roof.  No penetrations in the exterior building walls shall 
be for venting purposes.  The only penetrations in the secondary building walls shall be for 
new or expanded windows. 

11. All windows on the east and west elevations of the building shall be wood clad, painted 
black and double-hung. 

12. All new/expanded rooftop elements shall be clad in stucco. 

13. All unenclosed rooftop mechanical units shall be screened with a metal screening.  All 
railings and screen walls on the roof shall be composed of metal. The height of the screening 
shall be minimized and depends on the final mechanical units selected and their 
configuration. 

14. Specifications for all rooftop mechanical equipment shall be submitted. 

15. All roof repairs shall comply with the design guidelines as noted above. 

http://www.nps.gov/history/hps/tps/standguide/
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ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. BZH map 
3. Plans 
4. Fixture details 
5. Photos  
6. Correspondence 
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Proposed Use, Building Description and Changes 

Lakeland Building 
21 North 3rd Street, Minneapolis, MN 

 
Proposed Use: 
 
Renovation for multi-unit residential use on upper floors, commercial use on ground floor, on-site 
parking and possible basement auxiliary parking. 
 
Description of the Building: 
 
The Lakeland Building is a four story building with a basement in the Minneapolis Historic 

Warehouse District with full-wythe masonry walls, concrete floors and structural system, semi-flat 
roof with masonry parapets. Gross floor area is approximately 27,000 square feet. 

 
Construction date is listed as 1919. The building was designed by Minneapolis architects Buechner 

and Orth. The building is listed on the National Register of Historic places, and is located in the 
Historic Minneapolis Warehouse District.  

 
The north wall façade faces North 3rd Street; the two east and west side walls stand in open space 

from adjacent property boundaries and the rear of the building is fully attached to an adjacent 
building. Building dimensions are 66 feet by 112 feet. A narrow one level masonry building 
attached to the west elevation at the rear measures 14 feet wide and 44 feet long. Its west 
elevation is primarily a garage door facing First Avenue North. 

 
The Lakeland building’s façade is designed in the commercial Queen Anne Style, as have several 

other buildings in the historic district. The façade is divided into three bays with slightly projecting 
flat masonry pilasters at the corners and between bays with stylized capitals. Façade material is 
brick facing demarcated with warm beige stone bands alternating with brick on the first and 
second floors and at the tops of windows on the third and fourth floors.  

 
The façade’s ground floor storefront likely featured large windows between the piers and an 

entrance system presumably with wood casing. The upper story windows are large double hung 
units with masonry mullions. The parapet contains three sections divided by the pilasters that 
extend across the parapet up to its top with a series of brick corbelling fill between the piers.  

 
Side walls as existing are mainly blank masonry walls with no architectural features. Each wall 

contains several small windows on the upper levels and three larger windows on the first level. 
 
The site sections flanking the building are relatively flat and occupied with car parking, mostly 

surfaced with rudimentary asphalt. The east parking terminates with a public alley and the west 
parking lot’s property boundary meets the sidewalk and First Avenue North.   

 
Changes and Replacement: 
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North Elevation: 
 
The ground floor façade will be revised to original architectural character. That area was altered in 

the 1950s or 60s with infill stacked brick courses, glass block units, doorway installed at the left-
hand end of the façade and a large sign panel.  

 
The project proposes new enameled aluminum storefront fixed windows. The top brick infill panels 

will be removed to allow these units while retaining the lower 3 feet of masonry that will be clad 
with fiber-reinforced cementitious panels with associated trim. A horizontal member will separate 
main windows from the existing upper panels containing the “Lakeland” letters, which will be 
retained. All trim material will be fiber-reinforced cementitious members.  

 
The masonry and stone facing at the upper stories and parapet are in good condition with some 

repointing and miscellaneous repair possibly to be performed. New mortar joints will replicate 
existing in mortar strength, joint profile, mortar color and texture. 

 
All window sash and frames shall be replaced with new wood clad single-hung windows. No new, 

reduced or enlarged window openings will be part of Third Street façade work.  
 
West, East Elevations: 
 
The brick walls are generally in good condition, requiring certain areas of repointing. Various ghost 

brick infilled pockets will remain. Existing paint on brick in various areas will be retained. Some 
repointing and miscellaneous repair will be performed at general wall areas, with the bottom 8-10 
courses requiring extensive repair, and isolated areas requiring new replacement brick. New brick 
will match existing as closely as possible in color unit dimensions and texture. New mortar joints 
will replicate existing in mortar strength, joint profile, mortar color and texture. 

 
Both elevations will receive new window openings serving residential units with new wood clad 

single-hung windows. Several very small window openings will be enlarged as required for above 
purposes. A few openings will receive new windows in the current opening. The arrangement of 
the window openings shall be regular to the extent possible while accommodating the needs of 
the residential units.  

 
An existing one story narrow brick clad flat roof structure with its south wall abutting the adjacent 

building will be retained. Masonry restoration treatment will maintain the walls. No alterations will 
be performed, and the existing garage type door will be replaced with a new door of similar 
design. 

 
This building has no south elevation as the structure fully abuts an adjacent masonry building 

typical to the warehouse district. 
 

The existing sign panel on the front elevation containing the “Lakeland” letters will be retained 
and repaired as required. The “Lakeland” letters will be retained. The billboard sign on east 
elevation will be removed as well as other signage, vents, etc.  

 
Roof: 
 
A portion of the roof will be developed into a new roof deck. To accommodate the necessary 

accessibility requirements for this deck, the existing stucco elevator tower will be used and the 
height extended approximately 6 feet to accommodate the new roof stop. A small elevator lobby 
will be attached to the interior side (to the west) of the elevator structure; its façade will match the 
existing structure; its height will be about 9 feet.  

 



To accommodate the exit requirements for the roof, an existing light well opening, currently a low 
structure of about 3-4 feet high and 10 feet by 8 feet to the south of the elevator, will contain one 
new stair which will extend from the 4th floor, extending the height of the opening to about 9 feet 
above the roof deck. The second exit stair will be a new structure along the south side of the roof, 
extending east from what is currently an existing stucco mechanical/service elevator structure. 
This structure is about 9’-6” high and the new stair will match this in material and height.  

 
The existing service elevator/mechanical structure will house some of the new mechanical 

equipment, while the area to the west of this structure will accommodate some of the mechanical 
units for the both the commercial space and some unit mechanicals that will not be in the existing 
structure. This area will not be an enclosed area; there will be a 6 foot high metal screening fence 
to shield it from the deck and the skylight next to it. The parapet in that area is 4’-9” so neither this 
screen nor the mechanicals will be visible from the street. 

 
The roof currently has two large skylights, which will be retained with new glazing. 
 
The addition of the new deck will involve some guardrails, although except at the front of the 

building where the deck is set back, most of the parapet heights are approximately 3 feet high, so 
minimal rails will need to be added.  

 
 
 
 
Revised 8/3/2015 



K a r e n   G j e r s t a d   A r c h i t e c t     &     D e s i g n  F o r  P r e s e r v a t i o n    
                   
4733  Isabel Avenue,  Minneapolis, MN 55406        1401 East River Pkwy,  Minneapolis, MN 55414     
612-724 7258        k2radius@gmail.com         612-317-0989  bobroscoe@me.com 

          
 

Statements for Appropriateness 

Lakeland Building 
21 North 3rd Street, Minneapolis, MN 

 
1. The alteration of building will be compatible with its historic character. Incompatible elements 

added to the building outside of its criteria of significance and period of significance will be 
removed. No incompatible design elements will be part of this project. The proposed storefront 
architectural elements, although not replicating original elements in design and materials, will be 
a simple shape and black enamel in color to allow the decorative elements of the façade to be 
the main feature. The added new windows on the West and East elevations will not disturb the 
architectural character of those walls and will complement those elevations. The one story 
section at the rear of the West Elevation will retain its design and materials, including replacing 
the garage door. The exit door near the North wall of this structure will be compatible with the 
architectural design of the building. 

2. The architectural documents as prepared will support continued compatibility with the historic 
integrity of the Minneapolis Warehouse Historic District. 

3. The historic integrity of the Minneapolis Warehouse Historic District will be maintained by the 
proposed architectural design. No incompatible design elements will be part of this project that 
would impair the district’s historic integrity.  Removal of inappropriate elements and restoration of 
the building will enhance the historic character of the district.  

4. The alterations will not materially impair the significance and integrity of the Minneapolis 
Warehouse Historic District. The architectural documents are prepared as required to follow the 
applicable design guidelines adopted by the Minneapolis Heritage Preservation Commission.  

5. The alterations will not materially impair the significance and integrity of the Minneapolis 
Warehouse Historic District. No incompatible design elements will be part of this project that 
would impair the district’s historic integrity. The proposed architectural design will comply with the 
Secretary of the Interior’s Standards for treatment of historic properties. 

6. The Certificate of Appropriateness as issued for this project will provide consistency with all 
regulations of the preservation ordinance, with the city’s comprehensive plan including applicable 
preservation policies adopted by the Minneapolis City Council. Site Plan preparation has been 
prepared for Site Plan Review. 

7. Not applicable. 
8. We have examined the original nomination material in the archives of the Minnesota Historical 

Society pertaining to the Minneapolis Warehouse Historic District relating the Lakeland Floral 
Supply Building at 21 N 3rd Street. The architectural documents are prepared in accordance with 
that material. The Secretary of the Interior Standards for the Treatment of Historic Buildings have 
been taken into consideration with the plan preparation for this building. 

9. The architectural documents meet the stipulations of Title 20 of the Minneapolis Code of 
Ordinances. 

10. As a building within the Minneapolis Warehouse Historic District, the extensive proposed 
alterations and restoration will meet The Secretary of the Interior Standards for Treatment of 
Historic Buildings. The proposed work will extend the life of the building as a contributing role in 
the district. There will be no adverse effects on the essential character of the historic district or 
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other buildings within it – in fact the building’s re-use will contribute to the wellbeing and vitality of 
the district.  
11.  Altering the North façade’s existing non-compatible elements to return the façade to it’s 

original architectural character and installing new appropriate windows to the side elevations 
will ensure continued integrity and significance for the historic district 

12. Granting the certificate of appropriateness will not impair the spirit and intent of the 
ordinance. The proposed work will conform to and enhance the essential character of the 
historic district.  

13.  The certificate of appropriateness will provide the opportunity for the building to contribute 
to the ongoing historic character of the historic district and its overall sense of preservation 
integrity. The work will not result in any adverse effect to the district.  

 



K a r e n   G j e r s t a d   A r c h i t e c t     &     D e s i g n  F o r  P r e s e r v a t i o n    
                   
4733  Isabel Avenue,  Minneapolis, MN 55406        1401 East River Pkwy,  Minneapolis, MN 55414     
612-724 7258        k2radius@gmail.com         612-317-0989  bobroscoe@me.com 
          
 

Notes concerning façade windows 

Lakeland Building 
21 North 3rd Street, Minneapolis, MN 

 
 
 

Repair of existing windows: 
 

The exist ing wood double hung windows on the f ront façade of  this building are 
al l there, but most are not in good shape. The developer met with two window 
restorat ion experts who determined that most could be repaired. The cost to 
repair the windows was reasonable as compared to new windows. However, 
the windows measure about 9’-8” high by 4’-6” wide and as single glazed north 
facing windows, he felt  they would need an addit ional storm/screen for both 
l ivabi l i ty and heating eff iciency. The cost to bui ld storm/screen combinations 
for windows this s ize was about $2500 to $3000 per window. 
 
Therefore, a decision was made by the developer that saving the exist ing f ront 
double-hung windows would be too cost ly. He has chosen a wood clad 
resident ial double hung window which wi l l  be similar in s ize and prof i le.  
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July 2, 2015 
 
Downtown Minneapolis Neighborhood Association  
40 South 7th Street, Suite 212, PMB 172 
Minneapolis, MN 55402 
 
Re: Lakeland Building, 21 - 3rd Street North 
 
To whom it may concern: 
 
Karen Gjerstad, Architect and Bob Roscoe, Design for Preservation, are submitting architectural 
documents for restoration and renovation of the Lakeland building at 21 - 3rd Street North to the 
Minneapolis Heritage Preservation Commission.  
 
The building will be converted into ground floor commercial use with upper floors to be used for 
housing. 
 
Karen has been in full collaboration with Becca Farrar-Hughes at CPED, as has the building’s 
developer, Roman Gadaskin, throughout the process. The building’s exterior will be restored in 
accordance with all applicable historic guidelines. No variances will be requested. 
 
You will be notified when public meetings will be scheduled to consider this action. Please 
contact me if you have any questions. 
 
Sincerely, 
 
Bob Roscoe 
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July 2, 2015 
 
Councilmember Jacob Frey 
Third Ward, Minneapolis City Council 
City Hall, Room 307 
350 South Fifth Street 
Minneapolis, MN 55415 
 
Re: Lakeland Building, 21 - 3rd Street North 
 
Dear Jacob, 
 
Karen Gjerstad, Architect and Bob Roscoe, Design for Preservation, are submitting architectural 
documents for restoration and renovation of the Lakeland building at 21 - 3rd Street North to the 
Minneapolis Heritage Preservation Commission. 
 
The building will be converted into ground floor commercial use with upper floors to be used for 
housing. 
 
Karen has been in full collaboration with Becca Farrar-Hughes at CPED, as has the building’s 
developer, Roman Gadaskin, throughout the process. The building’s exterior will be restored in 
accordance with all applicable historic guidelines. No variances will be requested. 
 
You will be notified when public meetings will be scheduled to consider this action. Please 
contact me if you have any questions. 
 
Sincerely, 
 
Bob Roscoe 
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