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Memorandum 
 
To: Sarah Beimers, Minnesota SHPO 
 
From:  Sara Bergen, U.S. Department of Housing and Urban Development 
 
Re:  Zvago Cooperative at Saint Anthony Park, 2265 Luther Place, Saint Paul, MN 55108 
 
Date: June 23, 2016  
 
Ecumen, a development company specializing in senior housing, has engaged Luther Seminary 
for options to develop a site along Luther Place on the seminary’s Upper Campus in the Saint 
Anthony Park neighborhood of Saint Paul. The proposed project would displace three existing 
houses that date from the early twentieth century, a non-historic two-car garage, and a number of 
landscape features to construct new senior co-op and rental units. The developer has applied for 
financing through the U.S. Department of Housing and Urban Development, triggering 
compliance with Section 106 of the National Historic Preservation Act.  
 
In July 2015, an initial development proposal for the Zvago Cooperative was presented to Saint 
Anthony Park community members and to campus staff, leadership, and students from Luther 
Seminary. The plan, created by Kaas Wilson Architects, featured a 61-unit building located at 
the corner of Como Avenue and Luther Place (see Appendix B). The neighborhood vetoed the 
proposed building’s footprint and location, which severed the viewshed across the seminary’s 
lawn to the steps of Bockman Hall, a prominent local landmark that is listed in the National 
Register of Historic Places. Over the next several months, Kaas Wilson Architects conducted 
seventeen community meetings to gather additional input and refine the project’s design. As a 
result, the currently proposed development is a 49-unit building that is tucked further back into 
the hillside along Luther Place (see Appendix C). While the alterations received widespread 
community support, some feedback raised concerns regarding the demolition of three houses on 
the seminary’s campus, the impact the project would have on Bockman Hall and Muskego 
Church, which is also listed in the National Register, and the effect the development would have 
on the landscape, especially the collection of mature trees near the project site. 
 
In February 2016, Ecumen retained historical consultants Hess, Roise and Company to assess the 
National Register eligibility of buildings within the project site. Although Bockman Hall and 
Muskego Church had already been listed in the National Register, the significance of Luther 
Seminary’s Upper Campus, particularly the landscape and the arrangement of buildings therein, 
had not been evaluated. The resulting investigation determined that although the three houses, 
garage, and surrounding landscape features seemed unlikely to qualify individually for the 
National Register, they should be evaluated for their potential to contribute to a historic district. 
Collectively, Luther Seminary’s Upper Campus appears to qualify for the National Register 
under Criterion A in the area of Education as a reflection of the seminary’s early development 
and expansion to eventually become the largest theological training institution for the 
Evangelical Lutheran Church in America. The complete National Register assessment can be 
found in Appendix A. The following maps show a current site plan for the campus and the 
recommended boundary for the Luther Seminary Upper Campus Historic District. 
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Area of Potential Effects (APE) 
 
There is a high potential for adverse effects with the development project. It is anticipated that 
direct impacts will be limited to the project site and potential visual impacts will be limited to 
properties within the Luther Seminary Upper Campus Historic District and adjacent to the 
campus along Como Avenue, Luther Place, and Grantham Street where the project may be 
visible. The following Area of Potential Effects (APE) was developed based on this rationale. 
The properties identified below are at least forty-five years old. The dramatically sloping 
topography throughout the area shields several properties from view of the project site, 
particularly along the outer extents of Como Avenue and Grantham Street. Photographs showing 
views of the project site from various locations are keyed to the map. A discussion of the 
individual properties within the APE follows in the next section. 
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1: House 18, which was constructed in 1906 and was referred to as the president’s house 
during parts of the seminary’s history. Muskego Church is on a hilltop behind House 18 
(background). Photograph taken February 2016. View to east. 

2: House 21, which was constructed in 1904, and a non-historic two-car garage (left, 
background). House 21 was also referred to as the president’s house. Photograph taken 
February 2016. View to southeast. 
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3: House 19, constructed around 1920, was built as a professor’s residence just south of 
Muskego Church (background). Photograph taken February 2016. View to northeast. 

4: A panoramic photograph showing the project site and Muskego Church as viewed from the 
sidewalk behind Muskego Church. House 19 is on the left while House 18 is in the background in the 
middle. Photograph taken June 2016. View to southwest. 
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6: The project site as viewed from Luther Place. Photograph taken February 2016. View to 
northeast. 

5: The project site as viewed from outside Gullixson Hall (left, foreground), which is directly 
north of House 18. Photograph taken February 2016. View to southeast. 
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8: The project site as viewed from the same sidewalk as the previous image, but looking the 
opposite direction. Photograph taken February 2016. View to south. 

7: The project site as viewed from a sidewalk that runs west of House 19 and east of Houses 
18 and 21. Photograph taken February 2016. View to north. 
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9: The project site as viewed from the hillside behind Gullixson Hall. Photograph taken June 
2016. View to south. 

10: The project site is in the background, as viewed from west of Bockman Hall (left). 
Photograph taken February 2016. View to southeast. 
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11: A panoramic photograph showing the lawn and tree-lined walkway in front of Bockman Hall 
(background). Community members identified this viewshed as an important feature for the 
neighborhood. Photograph taken June 2016. View to north. 

12: The project site as viewed from the corner of Como Avenue and Luther Place. Photograph 
taken June 2016. View to northeast. 
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13: The project site as viewed from the parish hall entrance of Saint Anthony Park Lutheran 
Church, which is directly across Luther Place from Luther Seminary. Photograph taken June 
2016. View to north. 

14: The project site as viewed from 1411 Grantham Street. Photograph taken June 2016. View 
to northwest. 
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15: The project site as viewed from 1400 Grantham Street. House 19 is faintly visible in the 
center background, to the left of the blue house. The view of the project site is currently 
shielded by heavy tree cover, but a number of these trees are proposed to be removed as part 
of the project. Photograph taken June 2016. View to northwest. 

16: The project site as viewed from 2310 Como Avenue. Photograph taken June 2016. View to 
northeast. 
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17: The project site as viewed from the intersection of Como Avenue and Valentine Avenue. 
Photograph taken June 2016. View to east. 

18: A view from 2372 Como Avenue. Because of the sloping topography, the project site is not 
visible beyond the crest of the hill on the seminary’s campus. Photograph taken June 2016. 
View to east. 
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19: A view from the corner of Como Avenue and Buford Avenue. The project site is not visible 
due to the area’s sloping topography. Photograph taken June 2016. View to east. 
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Summary of Preliminary Findings for Properties within the APE 
 
The following section will present reconnaissance-survey findings on the properties within the 
APE that fall outside of Luther Seminary’s Upper Campus; see Appendix A for a history of the 
buildings on Luther Seminary’s Upper Campus. Some of the properties were inventoried in 
1981–1983 during a survey of Saint Paul’s historic architectural resources, and those identified 
by the survey will include a SHPO Inventory Number and a summary of that survey’s findings.  
 
Although no properties in the proposed APE were identified as being eligible for listing in the 
National Register, either as individual resources or as contributing to a historic district, the 1981–
1983 survey did identify a potential Saint Anthony Park Historic District. The survey 
recommended that the “fairly large and primarily residential historic district would be bounded 
on the north by Doswell Avenue, on the east by the buildings on the west side of Cleveland 
Avenue, on the southeast by the north side of Raymond Avenue, on the southwest by the railroad 
tracks, and on the west by the alley which runs parallel to Eustis Street, one-half block to its east. 
This district would then include Langford and College Parks, . . . the commercial area along 
Como Avenue where St. Paul’s second interurban streetcar line ran from the 1890s to the 1950s, 
several churches, the St. Anthony Park Carnegie Library, and the St. Anthony Park Elementary 
School.” This area, situated one block south of the APE, “contains many of St. Anthony Park’s 
oldest and best preserved Victorian and turn of the century houses.” Some were designed by 
prominent local architects, but many were built by contractors. The survey noted that many of 
the houses “were originally built for professors at the St. Paul campus of the University [of 
Minnesota] while others were constructed for businessmen who commuted to either downtown 
St. Paul or Minneapolis first by train and later by the Como Avenue streetcar line.”1 
 
The 1981–1983 survey did not suggest a period of significance for the district, but many of the 
properties currently under consideration were developed within the same timeframe and context, 
although none were recommended for inclusion within the proposed district boundaries. Based 
on a preliminary reconnaissance survey for this study, integrity and continuity appear to dwindle 
north of Doswell Avenue, justifying the recommendation to terminate the proposed district at 
that street.  
 
In addition to these above-ground resources, it appears that there is little likelihood that the 
project will have an effect on archaeological resources based on a review of the following 
resources: 
 
 Minnesota Archaeological Inventory and Historic Structures Inventory Database; 
 A. T. Andreas, Map of Ramsey County, 1874; 
 G. M. Hopkins, Saint Paul Plat Map, 1886; 
 D. L. Curtice, City of Saint Paul Map, 1887; and  
 D. L. Curtice, Revised Atlas Map of the City of Saint Paul, 1908. 
  

                                                 
1 Patricia Murphy and Susan Granger, “Interim Report—Historic Sites Survey, St. Paul and Ramsey Counties,” 
December 1, 1981, report prepared for the Ramsey County Historical Society and the Saint Paul Heritage 
Preservation Commission, 46. Despite the survey’s recommendation for listing in the National Register, a 
nomination never materialized. 
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Property Name: Saint Anthony Park Lutheran Church 
Address: 2323 West Como Avenue 
SHPO Inventory Number: RA-SPC-0734 
 
According to the inventory form for the Saint Anthony Park Lutheran Church, this limestone 
building was constructed around 1940 in a late Gothic-Revival style with a Modern entrance 
addition that was added around 1975. The survey described the building as a “simple gabled 
church with pairs of pointed arched windows along side aisles and an entrance in the west 
transept. Entrance on main facade has been filled with concrete and now contains a modern 
wooden statue of Christ.”2 
 
Recommendation from the 1981–1983 survey: 
 
On National Register?  No   National Register potential?  No 
HPC/local historic site?  No   Local designation potential?  No 
In historic district?   No   Historic district potential?  No 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. Its 
integrity has been compromised due to alterations and additions from the 1970s.  
 
 
  

                                                 
2 Susan Granger, Inventory Form for Saint Anthony Park Lutheran Church, SHPO Inventory Number RA-SPC-
0734, October 15, 1981. 
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Property Name: Commercial Building/Speedy Market 
Address: 2310 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a brick commercial building located at the corner of West Como Avenue and Doswell 
Avenue. It was constructed in 1922 according to Ramsey County property records. It does not 
appear to have significant architectural features and was not included in the Saint Anthony Park 
Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to have sufficient significance be individually eligible for listing in 
the National Register. 
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Property Name: House 
Address: 2322 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This one-and-one-half-story house with an enclosed front porch is surrounded by heavy foliage, 
making it difficult to discern any significant architectural details. It was constructed in 1912 
according to Ramsey County property records and was not included in the Saint Anthony Park 
Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to have sufficient significance or integrity to be individually 
eligible for listing in the National Register. 
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Property Name: House 
Address: 2328 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This two-story front-gabled house features stucco walls with brick along the foundation and 
shingles in the gable. A brick chimney is at the southeast corner, next to a non-historic bay 
window. Non-historic windows are on the second story. The house was constructed in 1912 
according to Ramsey County property records and appears to have more recent alterations. It 
does not appear to have significant architectural features and was not included in the Saint 
Anthony Park Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to have sufficient significance or integrity to be individually 
eligible for listing in the National Register. 
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Property Name: House 
Address: 2334 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This two-and-one-half-story house features stucco on the first story and clapboard siding on the 
upper floors. The hipped roof is punctuated by a dormer centered on its northeastern (front) 
facade. The front of the house also features an open porch supported by four square posts. Nine-
over-one and six-over-one windows appear to be original. The house was constructed in 1912 
according to Ramsey County property records. It was not included in the Saint Anthony Park 
Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 2338 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This two-and-one-half-story house features a prominent one-story gabled porch that extends the 
full width of the house. The centered doorway is flanked by sidelights and pairs of double-hung 
windows. Two dormer windows punctuate the side-gabled roof. All of the walls are clad in non-
historic vinyl siding. The house was constructed in 1912 according to Ramsey County property 
records. It was not included in the Saint Anthony Park Historic District as recommended by the 
1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 2344 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This two-story Italian Renaissance-style house features a prominent entrance porch supported by 
square columns. The porch covers the doorway, which is asymmetrically placed at the southern 
end of the northeastern (front) facade. It is flanked by sidelights. Three windows on the first 
story have arches above them, typical of this style. Four windows are asymmetrically aligned on 
the second story. The walls are stucco with contrasting, painted, wood trim. The house was 
constructed in 1925 according to Ramsey County property records. It was not included in the 
Saint Anthony Park Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 2360 West Como Avenue 
SHPO Inventory Number: RA-SPC-0735 
 
According to the inventory form for 2360 West Como Avenue, this one-and-one-half-story 
clapboard- and shingle-sided bungalow was constructed by H. Hazeltine for a cost of $5,000. 
The form describes the property as “a basically intact bungalow, which is the only one on the 
block.” It was constructed in 1924 according to Ramsey County property records.3  
 
Recommendation from the 1981–1983 survey: 
 
On National Register?  No   National Register potential?  No 
HPC/local historic site?  No   Local designation potential?  No 
In historic district?   No   Historic district potential?  No 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
 
 
 
  

                                                 
3 Bruce Rainier, Inventory Form for 2360 West Como Avenue, SHPO Inventory Number RA-SPC-0735, October 
26, 1981. 
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Property Name: House 
Address: 2366 West Como Avenue 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a two-story, side-gabled house with brick walls on the first story and vinyl-siding on the 
second story. A concrete and brick stoop marks the entrance at the northern corner of the 
northeastern (front) facade; the door has one sidelight. A large picture window fills the southern 
half of the first story, while three pairs of casement windows are on the second story. A brick 
chimney is on the south wall of the house. The house was constructed in 1961 according to 
Ramsey County property records. It does not appear to have significant architectural features and 
was not included in the Saint Anthony Park Historic District as recommended by the 1981–1983 
survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 1400 Grantham Street 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a two-story stucco house with a hipped roof. Two brick chimneys rise from the roofline. 
An enclosed porch with a hipped roof marks the entrance. The first story features a double-hung 
window and a picture window topped with a transom. The second story has two pairs of double-
hung windows that flank a smaller, single, double-hung window in the center. All windows are 
non-historic. A modern retaining wall runs along the sidewalk and driveway. The house was 
constructed in 1918 according to Ramsey County property records. It does not appear to have 
significant architectural features and was not included in the Saint Anthony Park Historic District 
as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 1405 Grantham Street 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a two-story, brick, Colonial Revival-style house with a side-gabled roof punctuated by an 
eyebrow dormer window at the center. A brick chimney rises above the roofline along the 
southern wall. The northeastern (front) facade has a symmetrical arrangement, with a centered 
door marked by a simple portico. Two six-over-one double-hung windows on the first story have 
arches above them and wood shutters. The second story has four six-over-one windows with 
shutters. The house was constructed in 1926 according to Ramsey County property records. It 
was not included in the Saint Anthony Park Historic District as recommended by the 1981–1983 
survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 1411 Grantham Street 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a two-story Tudor Revival-style house with aluminum siding. The northeastern (front) 
facade features a steep sloping gable, which is characteristic of the style. The doorway features 
an arched stone surround and a fanlight. Multi-light, double-hung windows on the first and 
second stories appear to be original. Shutters adorn each window open. A brick chimney is on 
the south wall. The house was constructed in 1937 according to Ramsey County property 
records. It was not included in the Saint Anthony Park Historic District as recommended by the 
1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 1412 Grantham Street 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a one-and-one-half-story house set atop a tuck-under garage that is surrounded by a 
random-laid, fieldstone wall. The wall extends across the front and south side of the property. 
Wall materials are brick and vinyl siding. A dormer window punctuates the roof, which is an 
amalgamation of forms including clipped and side gables with a sloping front gable. The 
windows are non-historic and feature three-over-one, five-over-one, and divided-light 
configurations. The house was constructed in 1921 according to Ramsey County property 
records, but a series of alterations makes its historic form difficult to discern. The house was not 
included in the Saint Anthony Park Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 1425 Grantham Street 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a two-story stucco house with a steeply pitched side-gabled roof with a front-facing cross 
gable. Brick lines the foundation walls. A simple entrance features a concrete stoop. Six-over-six 
wood windows on the first floor appear to be original. The house was constructed in 1930 
according to Ramsey County property records. It was not included in the Saint Anthony Park 
Historic District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Property Name: House 
Address: 1431 Grantham Street 
SHPO Inventory Number: none/not inventoried in 1981–1983 survey 
 
This is a two-story front-gabled house with stucco and shingle-sided walls. An enclosed one-
story porch with a hipped roof spans the full width of the eastern (front) facade. The non-historic 
front door features a transom window and is flanked by sidelights. Two six-over-six windows 
centered on the second story appear to be original. The house was constructed in 1913 according 
to Ramsey County property records. It was not included in the Saint Anthony Park Historic 
District as recommended by the 1981–1983 survey. 
 
Current recommendation: 
The property does not appear to be individually eligible for listing in the National Register. 
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Conclusions 
 
The Zvago Saint Anthony Park development will have no physical effects outside of the project 
site, and potential visual effects will be limited to properties within the Luther Seminary Upper 
Campus Historic District and adjacent to the campus along Como Avenue, Luther Place, and 
Grantham Street where the project may be visible. The neighborhood’s dramatically sloping 
topography shields the project site from view from many perspectives, particularly along the 
outer extents of Como Avenue and Grantham Street. 
 
Based on this preliminary reconnaissance survey, as well as the assessment of Luther Seminary’s 
Upper Campus (Appendix A), there appear to be no historic, or potentially historic, properties in 
the Area of Potential Effects outside of the seminary’s campus. This report concurs with the 
1981–1983 survey recommendation to terminate a proposed Saint Anthony Park Historic District 
at Doswell Avenue, which is one block south of Luther Place. North of Doswell Avenue, the 
continuity of properties with sufficient integrity to potentially contribute to a historic district 
significantly declines. In addition, it appears that no archaeological resources will be affected by 
the project.
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The Upper Campus of Luther Seminary is depicted in this illustration from The Forward 
March of Faith, published in 1943 by the Norwegian Lutheran Church of America. 
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BACKGROUND INFORMATION AND METHODOLOGY 
 
Ecumen, a development company specializing in senior housing, has engaged Luther Seminary 
for options to develop a site along Luther Place on the seminary’s Upper Campus in the Saint 
Anthony Park neighborhood of Saint Paul. The proposed project would displace three existing 
houses (Houses 18, 19, and 21) that date from the early twentieth century and a non-historic two-
car garage to construct new senior co-op and rental units. Because anticipated improvements 
would likely involve federal funding, Ecumen retained historical consultants Hess, Roise and 
Company to evaluate the site’s National Register eligibility. Bockman Hall and Muskego Church 
have been listed in the National Register, but the significance of the Upper Campus, particularly 
the landscape and the arrangement of buildings therein, has not been evaluated. 
 
Research was conducted in the Hess Roise in-house research files, Ramsey County Historical 
Society, Saint Paul Public Library, Northwest Architectural Archives and John R. Borchert Map 
Library at the University of Minnesota, Luther Seminary Archives, and Luther Seminary 
Facilities Management Office. Site visits were conducted in February 2016, and current color 
photographs date to that time.  
 

 
  

The project site as viewed from Luther Place. 
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CURRENT SITE PLAN 
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HISTORICAL BACKGROUND AND DESCRIPTION 

 
A Solid Foundation 

 
The Upper Campus of Luther Seminary occupies an approximately eleven-acre site north of the 
intersection of Como Avenue and Luther Place in the Saint Anthony Park neighborhood of Saint 
Paul, Minnesota. The campus originally occupied a heavily wooded eight-acre lot when the 
United Church Seminary—a predecessor to the current Luther Seminary—was founded there in 
1900, but this section was eventually expanded to the north. Today, the area is commonly 
referred to as the Upper Campus. A separate section of Luther Seminary, called the Lower 
Campus, is located further north along Como Avenue, downhill from the Upper Campus. The 
Lower Campus dates to an expansion in the mid-twentieth century.  
 
The historic nucleus of Luther Seminary falls within the original eight-acre wooded lot that is 
dominated by the E-shaped Neoclassical-style Bockman Hall. This three-story facility served as 
the main building for the United Church Seminary and, following a merger in 1917, Luther 
Theological Seminary (now called Luther Seminary). A cluster of two- and two-and-one-half-
story residences, a library and classroom building, and a pioneer-era log church are situated 
along the hillside to the east and northeast of Bockman Hall.1  
 
When the United Church Seminary opened its doors in 1902, the main building housed all of the 
classrooms, student dormitories, chapel, library, dining hall, kitchen, administration offices, and 
faculty housing. The seminary quickly outgrew its single centralized facility and began adding 
dedicated faculty houses in 1904. That same year, the seminary’s affiliated synod—the United 
Norwegian Lutheran Church—acquired Muskego Church, a log structure dating to 1843 that was 
reportedly the “first structure built by Norse immigrants in America dedicated exclusively to the 
ministries of Word and Sacrament.” It was built at the Muskego settlement near Milwaukee, 
Wisconsin, but the congregation outgrew the facility by 1869 and replaced it with a larger 
church. The log structure was then relocated to a local farm where it was used as a barn until the 
synod purchased, disassembled, and relocated it to the seminary in Saint Anthony Park. After its 
reassembly on top of United Church Seminary’s eastern hillside, Muskego Church was encased 
with wood siding, which remained in place until approximately 1970.2 
 
In the early 1910s, four houses (Houses 6–9) were constructed atop the hillside north of 
Bockman Hall to host missionaries on furlough. The mission houses, as they were called, were 
constructed by the Women’s Missionary Federation of the United Church. The auxiliary was 
organized by Rebecca Oline Dahl, the wife of a local pastor, whose name appears on building 

                                                 
1 Patricia Murphy, “United Church Seminary,” National Register of Historic Places nomination, July 1984, 7:1–2, 
8:1–2; Saint Paul Building Permit No. 37685, September 25, 1900. The permit places the building at 2375 West 
Como Avenue, an address that was carried over to additional buildings in the near vicinity. 
2 Insurance Maps of Saint Paul, Minnesota, 1903–1904 (New York: Sanborn Map Company, 1903), 3:403; 
“Welcome to Old Muskego Church on the Luther Theological Seminary Campus,” undated pamphlet, Muskego 
Church files, Luther Seminary Archives, Gullixson Hall, Luther Seminary, Saint Paul, Minnesota (hereafter 
Seminary Archives); John Hackett, “Muskego Church,” National Register of Historic Places nomination, November 
1974, 8:1; “Log Chapel, St. Paul, Minn.,” Historic American Buildings Survey MN-29-24, [1936?]; Muskego 
Church files, Seminary Archives; unsigned letter to Oliver Swenumson, January 8, 1973, Muskego Church files, 
Seminary Archives. 
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permits for two of the houses. The dwellings were located near the main building so missionaries 
could establish personal relationships with the seminary community, “especially . . . students 
who could be counted on to support them later when they became pastors,” according to Gracia 
Grindal, author of “The Role of Women in Seminary Life.” The mission houses transitioned over 
time to become faculty residences and student housing. Only two of the four remain on the 
seminary’s campus. The westernmost two were relocated to the surrounding neighborhood in the 
1980s to facilitate construction of the Olson Campus Center.3 
 
A three-story, stone-faced library and classroom building is situated within the cluster of 
buildings east of Bockman Hall. Now called Gullixson Hall, it was constructed in 1948–1949 
and displaced one of the early faculty houses, which was relocated to the north and situated atop 
the hill next to another professor’s residence that was already on that site.4  
 
The faculty houses, Muskego Church, and Gullixson Hall form the eastern edge of an expansive 
lawn on the hillside in front of Bockman Hall, which edges the northern boundary of the 
landscape. The diagonally-oriented Como Avenue and Luther Place (originally called Grantham 
Street) respectively form the southwest and southeast boundaries of the lawn area. For the most 
part, the buildings were sited to maximize views of the lawn, with many of them fronting to the 
west to overlook the landscape. 
 
A linear, concrete walkway crosses the lawn, stretching from the steps of Bockman Hall and 
southward to Como Avenue. Mature trees dot the landscape, which originally featured 
curvilinear drives that wound through the lawn and around the buildings. Most prominently, an 
unpaved scenic drive historically entered the campus at the intersection of Como and Grantham, 
swept across the lawn, and circled Bockman Hall before exiting onto Fulham Street behind the 
building. A secondary fork in the drive wound through the faculty housing area on the eastern 
hillside. The picturesque site was described as “admirably adapted for student life,” according to 
a 1914–1915 course catalog for the seminary. “It combines all the advantages that can be 
claimed for either city or country as the proper location for a theological seminary. A trolley line 
passes the Seminary grounds and students have easy access to either St. Paul or Minneapolis.”5 

                                                 
3 Saint Paul Building Permit No. 62369, December 18, 1913; Saint Paul Building Permit No. 62370, December 18, 
1913; Gracia Grindal, “The Role of Women in Seminary Life,” in Thanksgiving and Hope: A Collection of Essays 
Chronicling 125 Years of the People, Events and Movements in the Antecedent Schools that have Formed Luther 
Seminary, ed. Frederick H. Gonnerman (Saint Paul: Luther Seminary, 1998) 83; Ellen Elhard (Director of Facilities 
and Auxiliary Services, Luther Seminary), in discussion with Jessica Berglin, February 2016. 
4 Lang and Raugland, “Library-Classroom Building, Luther Theological Seminary,” March 25, 1948, Lang and 
Raugland Collection, Northwest Architectural Archives, Elmer L. Andersen Library, University of Minnesota, 
Minneapolis (hereafter Northwest Architectural Archives). 
5 Plat Book of the City of Saint Paul (Philadelphia: G. M. Hopkins, 1916), Plate 35; The Seminary of the United 
Norwegian Lutheran Church, Catalog and Announcements, Twenty-fifth Year 1914–1915 ([Saint Paul, Minn.]: The 
Seminary, June 1915), 15–16. 
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The seminary was nestled within the residential neighborhood of Saint Anthony Park. 
Winding drives and pathways encircled many of the buildings. The street now known as 

Luther Place was originally called Grantham; it was renamed by the mid-twentieth 
century. A model of the campus (top) was featured in a 1917 seminary yearbook. 

 (Den Forenede Kirkes Seminar 1890–1917, Luther Seminary Archives; 
Plat Book of the City of Saint Paul (Philadelphia: G. M. Hopkins, 1916), Plate 35) 
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The three-story temple-front main building (top) visually dominated the landscape and was the only 
building when the United Church Seminary opened in 1902. Faculty houses were added along the 
eastern hillside within a couple of years (center). They were situated along the eastern edge of the 

lawn and were oriented to the west to maximize views of the landscape, which featured winding 
drives and groves of trees. Bockman Hall continues to dominate the landscape of the Upper 

Campus today, as evident by the 2016 site photograph (bottom). 
(Luther Seminary Archives Collection, Minnesota Reflections Digital Library) 
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Houses 18 and 21 date to this early era and were 
the first two faculty houses constructed at the 
seminary, although the buildings were labeled 
with different numbers until the 1960s. 
Constructed in 1904, House 21 (top) is a two-
and-one-half-story Colonial Revival-style house 
with a one-story pedimented porch on the west 
side. It was originally numbered House 1/2375A 
Como Avenue and was sometimes referred to as 
the president’s house, although many residences 
throughout Luther Seminary’s history have been 
designated as such. It was built by Olaf Swenson 
following the designs of the Saint Paul 
architectural firm of Omeyer and Thori. 
Constructed in 1906, House 18 (center), a two-
and-one-half-story Neoclassical-style house with 
a pedimented portico supported by four two-story 
fluted Ionic columns on its west (front) facade, 
was originally numbered House 2/2375B Como 
Avenue and was also referred to as the 
president’s house during parts of the seminary’s 
history. It had two units within the residence: one 
on the upper level and one on the lower level.6  
 
House 19 (bottom), known early on as House 4, 
was constructed sometime between 1917 and 
1923. The numbering as House 4 is somewhat 
misleading, as there were five faculty houses in 
place by 1917, but this building was not 
identified as one of them. The house was in place 
by 1923 according to an aerial photograph from 
that year. In the photograph, which appears on the 
following page, the two-story house with an 
enclosed one-story porch on its west side is 
visible on the hilltop immediately south of Muskego Church. A 1928 topographical map 
indicates that it was originally a stucco dwelling, although asbestos-shingle siding has since been 
applied to the exterior walls.7  

                                                 
6 Saint Paul Building Permit No. 42987, August 1, 1904; Saint Paul Building Permit No. 46985 1/2, October 29, 
1906; “Index to Seminary Map Houses and Apartments,” January 1963, Seminary Archives. The permits identify 
the 1904 dwelling as 2375A West Como Avenue and the 1906 dwelling as 2375B West Como Avenue. Campus 
buildings were renumbered in the 1960s according to “Index to Seminary Map Houses and Apartments,” which 
identifies House 21 as “Old #1” and House 18 as “Old #2.” To simplify the discussion, this report will refer to the 
houses by the most recent numbering system. 
7 Den Forenede Kirkes Seminar 1890–1917, Seminary Archives; Lang and Raugland, “Topographical Plat of Luther 
Theological Seminary,” March 1928, Luther Seminary Facilities Management Files, Luther Seminary, Saint Paul, 
Minnesota (hereafter Facilities Management Files). 

Current site photographs 
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Four “professorboliger,” or professors’ homes, were identified in the 1917 yearbook:  
House 21 (upper left), House 12 (originally House 11, lower left), House 15 (originally House 3, 

lower center), and House 20 (originally House 5, lower right). House 18 (upper right) served as the 
“bestyrerboligen,” or manager’s house, following the 1917 merger. This notation likely signified the 

president’s residence, a function House 18 served until 1930, when a new president’s house was 
constructed off of the main campus for Dr. Thaddeus Franke Gullixson,  

who started his tenure as president that year. 
(Den Forenede Kirkes Seminar 1890–1917, Luther Seminary Archives) 

 

 
House 19, identified with a yellow arrow 

at left, was not featured in the 1917 
yearbook but it does appear in this 

aerial photograph from 1923.  
This image also shows the linear 

sidewalk extending south from Bockman 
Hall and the curvilinear drives that 

circumnavigated the site. Eventually, the 
winding pathways were removed 

throughout the 1940s and early 1950s. 
Despite these changes, the long walkway 

in front of Bockman Hall is extant and 
remains one of the primary 

organizational characteristics of the 
landscape. 

(Minnesota Historical Aerial 
Photographs Online, John R. Borchert 
Map Library, University of Minnesota) 

  

House 19 



 

Luther Seminary Upper Campus Assessment of Significance—Page 9 

New Beginnings 

 
The year 1917 marked a turning point in the site’s history. That year, three separate Norwegian-
American Lutheran churches and their associated seminaries merged. Luther Theological 
Seminary combined the Norwegian Synod’s Luther Seminary, located near Hamline Avenue in 
Saint Paul; the Hauge Synod’s Red Wing Seminary in Red Wing, Minnesota; and the United 
Norwegian Lutheran Church’s United Church Seminary in the Saint Anthony Park neighborhood 
of Saint Paul. The seminary was to be the principal educational institution for the Norwegian 
Lutheran Church in America, the new synod that was established as a result of the 1917 merger. 
The consolidation combined faculty as well as philosophies, uniting three instructors from the 
earlier Luther Seminary, two from Red Wing, and five from the United Church Seminary to 
prepare around one hundred young men from all three institutions for ministry work. Initially, 
the seminary planned to operate from the two Saint Paul campuses, but this arrangement proved 
to be “unnecessarily expensive and inconvenient,” according to Eugene Fevold, a contributor to 
Striving for Ministry: Centennial Essays Interpreting the Heritage of Luther Theological 
Seminary. Beginning in the fall of 1918, Saint Anthony Park became the primary campus for the 
seminary, although it was several years before the Hamline property were sold.8 
 
Following the 1917 merger, House 18 was named the president’s house, although a different, 
unidentified dwelling had served this function in previous years. According to Paul Daniels, a 
longtime archivist and curator at the seminary, the position of president rotated among faculty 
members in the early years, so the designation of the president’s house was similarly fluid. 
Fevold also documented this tradition. His article in Striving for Ministry relays the Norwegian 
Synod’s practice of rotating the presidency at the earlier Luther Seminary near Hamline Avenue: 
“From 1902 until the merger, in accord with a policy established by the synod, the presidency of 
the seminary was rotated annually among the four professors.”9 
 
Marcus O. Bockman was named president of the merged seminary in 1917 and presumably lived 
in House 18 until he retired from the seminary in 1936. He hailed from the United Church 
Seminary, where he also served as president. Bockman maintained his post until 1930, when he 
stepped down from the leadership position but continued as a professor. He had hoped to 
withdraw from the position in 1925, but the synod did not approve his resignation at the time. 
Over Bockman’s thirteen-year tenure as president, enrollment gradually grew from around 100 
students to approximately 150. Faculty growth, however, did not parallel the rise in student 
enrollment. In fact, three of the ten professors died in the years following the merger and it was 
not until 1925 that another member was added to the roster.10 
 
Students primarily came from the colleges associated with the antecedent synods, including Saint 
Olaf College in Northfield, Minnesota, Luther College in Decorah, Iowa, Concordia College in 
Moorhead, Minnesota, and Augustana College in Sioux Falls, South Dakota. To accommodate 

                                                 
8 Eugene L. Fevold, “Laying Foundations in a New Land,” in Striving for Ministry: Centennial Essays Interpreting 
the Heritage of Luther Theological Seminary, ed. Warren A. Quanbeck, Eugene L. Fevold, Gerhard E. Frost, and 
Paul G. Sonnack (Minneapolis, Minn.: Augsburg Publishing House, 1977), 30–35.  
9 Paul Daniels (Head of Arts and Archives, Luther Seminary), in discussion with Jessica Berglin, February 2016; 
Fevold, “Laying Foundations,” 25; Den Forenede Kirkes Seminar 1890–1917.  
10 Fevold, “Laying Foundations,” 32–36. 
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the growing numbers, a third story was added to the central wing of the main seminary building 
in 1923 to create additional dormitory space. The kitchen and dining hall were also remodeled as 
part of the building renovation.11 
 
As renovations were going on at the main seminary building in the 1920s, a “most glaring need” 
for a dedicated library building became fully apparent. Fevold described the existing 
arrangement as “spread around in several rooms” with “inadequate space for new accessions.” 
According to the author, the seminary “repeatedly” requested a library throughout the 1920s “but 
the synod . . . felt unable to authorize its construction.”12  
 
Renewed Focus 

 
Church leaders finally sanctioned a capital campaign to raise the money for a dedicated library 
building in 1930. Although the fundraising efforts were thwarted by the onset of the Depression, 
launching the campaign that year coincided with the election of a new seminary president. Dr. 
Thaddeus Franke Gullixson, a pastor from Minot, North Dakota, brought a renewed focus on 
advanced scholarship to the institution. One of Gullixson’s charges was improving opportunities 
for graduate-level studies at the seminary, which was one of the primary objectives established 
by the 1917 merger. He personified this goal, having spent a year of post-graduate studies at 
Johns Hopkins University following the completion of his undergraduate degree at Luther 
College and his seminary years at the earlier Luther Seminary near Hamline Avenue. To provide 
such offerings at Luther Theological Seminary, however, required adequate facilities and 
qualified faculty members, so Gullixson and church leaders enacted new policies to support these 
institutional goals.13  
 
In 1934, the synod approved a retirement policy for professors who were at least seventy years 
old. The rule took effect in 1936, and by 1949, the seminary had an entirely new lineup of 
professors. Many of the new professors had earned doctorates and all of them had completed 
some type of graduate work. Amidst the faculty transitions, proposals were in the works for 
physically transforming the campus to reflect the seminary’s shifting focus. In 1944–1945, the 
the Minneapolis architectural firm of Lang and Raugland was commissioned to develop schemes 
for an expansion. Several ideas were presented, including some traditional quad layouts that 
would have demolished Bockman Hall and many of the faculty houses to fill the open lawn area 
with new buildings, walkways, and plazas. A few of these are pictured on the following pages, 
but none were actually realized.14  
  

                                                 
11 Murphy, “United Church Seminary,” 7:1; Saint Paul Building Permit No. 4361, dated August 20, 1923. 
12 Fevold, “Laying Foundations,” 35. 
13 Ibid., 37–38. 
14 Ibid.; Lang and Raugland drawings for Luther Seminary, various drawings dated 1944 and 1945, Lang and 
Raugland Collection, Northwest Architectural Archives. 
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The plan in the upper photograph was drafted in 1945, while the one in the  
lower image was presented in 1944. Both represented a radical change from the 

seminary’s existing landscape, although neither was constructed. 
(Lang and Raugland Collection, Northwest Architectural Archives) 
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The architects presented two different aesthetics based on the same layout.  
The top photograph shows a progressive International-Style campus,  

while the bottom image depicts a more traditional Collegiate Gothic style.  
Both drawings were completed in 1944 and appear to follow the  

layout shown in the bottom image on the previous page. 
(Lang and Raugland Collection, Northwest Architectural Archives) 
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These schemes from 1944 and 1945 were apparently too extreme, as none were adopted. In 
1948, however, an effort was revived to construct a new library and classroom building. Once 
again, the seminary commissioned Lang and Raugland for the task. This time the architects 
developed a more conservative approach, positioning the proposed building immediately east of 
Bockman Hall to maintain the open landscape in front of the main building. This strategy 
preserved the lawn area but displaced one faculty house (House 3, renumbered House 15 in the 
1960s), which was relocated to the hillside to the north next to another professor’s dwelling.15 
 
The eastern hillside throughout the 
cluster of faculty houses was partially 
regraded, portions of the older 
curvilinear drives were removed, and 
new concrete walkways were laid in 
conjunction with construction of the 
library and classroom building, which 
was later named Gullixson Hall. The 
configuration of the existing pathways 
that extend through the cluster of faculty 
houses dates to this campaign. Two 
concrete sidewalks were installed to run 
from Luther Place to the cluster of 
buildings along the eastern hillside. The 
first one ran in front of House 21 and 
House 18 before changing direction at 
the library to access either the Muskego 
Church to the east or Bockman Hall to 
the west. The second one scaled the 
steeper hillside further east to run 
alongside House 19 and in front of 
Muskego Church before passing behind 
the library and in front of the two hilltop 
houses in the northeast corner of the site. From there, the path curved westward to link to the row 
of missionary houses that were located behind Bockman Hall. Concrete stairs and metal-pipe 
railings were installed at the same time in front of several of the buildings.16 
 
Another alteration from the Lang and Raugland plan created a parking area along a looped drive 
in front of House 18. A fountain in the grassy area in the middle of the drive was removed and 
the landscape was regraded to accomplish this task.17 
  

                                                 
15 Lang and Raugland, “Library-Classroom Building,” 1948. 
16 Ibid. 
17 Ibid. 

A view of the faculty houses circa 1915.  
The house in the foreground on the left was relocated 
when Gullixson Hall was constructed in 1948–1949. 

House 18 (far right) and the clapboard-sided 
Muskego Church (left background) are  

also depicted in this image. 
(Den Forenede Kirkes Seminar 1890–1917, Luther 

Seminary Archives) 
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The library and classroom building, later named Gullixson Hall, was completed in 1949 and 
dedicated the following year. With the construction of this new building, the seminary finally 
had a separate library building with adequate research facilities that were necessary to offer 

graduate studies, which was one of the primary objectives set forth in the 1917 merger. 
(Lang and Raugland Collection, Northwest Architectural Archives). 
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The opening of Gullixson Hall in 1949 “at long last . . . filled one of the most glaring needs of 
the seminary in providing adequate space for library, administrative and faculty offices, and 
badly needed classrooms,” according to Striving for Ministry. The building, which cost $600,000 
and was built of Kasota stone, was dedicated in 1950. That same year, the seminary began 
offering graduate courses to theological students, and in 1952 the position of Director of 
Graduate Studies was established.18 
 
A landscape improvement project followed the construction of the new library building. In 1951, 
the Minneapolis firm of Morell and Nichols was commissioned to develop a new scheme for 
walkways, parking areas, and site grading. As part of the plan, the circuitous drives were 
removed and the linear walkway extending south from Bockman Hall was reworked. A double 
pathway was installed near the base of Bockman Hall’s front stairs, extending for approximately 
one hundred feet before merging into a single pathway that continued to split the lawn on its 
stretch toward Como Avenue. Two symmetrical diagonal walkways connected Gullixson Hall 
and the southeast corner of Bockman Hall to the point where the double walkway ended. The 
southern end of the walkway was also slightly reconfigured near Como Avenue. Previously, it 
bent to the southeast to meet the intersection of Como and Valentine Avenues and stairs scaled 
the embankment down to the sidewalk. As a result of the Morell and Nichols alterations, the 
pathway was straightened to extend directly to Como Avenue and the slope was regraded to 
produce a gentler incline. Under the 1951 landscape scheme, new parking lots were introduced 
behind Bockman Hall and in front of Houses 18 and 21. The earlier looped drive in front of the 
houses (from the Lang and Raugland improvements) was carried into the Morell and Nichols 
plan, which expanded the parking lot. The looped drive no longer exists after parking lot 
expansions from the late twentieth century. The concrete walkways throughout the hillside 
remained fairly intact during the 1951 campaign, although repairs were made where necessary.19 
 
A number of trees were removed throughout the lawn area to accommodate the regrading called 
for in the 1951 landscape plan. Aerial photographs from 1945 and 1953, reproduced on the 
following page, show a remarkable change in the tree coverage, particularly at the southern end 
of the lawn. The later image, however, reveals that new trees were planted along Luther Place 
and the parking lot in front of Houses 18 and 21.20 
 
  

                                                 
18 Fevold, “Laying Foundations,” 41; “ELC to Dedicate $600,000 Luther Seminary Building,” Minneapolis Star, 
June 24, 1950; Alvin N. Rogness, “Reflections on Theological Education in a Turbulent Time,” in Quanbeck et al., 
eds., Striving for Ministry, 45. 
19 Morell and Nichols, “Luther Theological Seminary, Grading and Dimension Plan,” July 1951, Facilities 
Management Files. 
20 Aerial photograph of Luther Seminary Campus, Photograph A-12-088, 1945, Minnesota Historical Aerial 
Photographs Online, John R. Borchert Map Library, University of Minnesota, Minneapolis (hereafter MHAPO); 
aerial photograph of Luther Seminary Campus, Photograph WO-3M-44, 1953, MHAPO. 



 

Luther Seminary Upper Campus Assessment of Significance—Page 16 

  

Landscape architects Morell and 
Nichols developed this landscape 

scheme for the campus in 1951 (left). 
The improvements altered the 

configuration of walkways in front of 
Bockman Hall and  resulted in the 
removal of large sections of trees 

throughout the landscape, particularly 
at the southern end of the lawn area. The 

1945 aerial photograph (lower left) 
shows much more density than the 1953 

image (lower right). Young trees are 
visible along Luther Place and the 
parking lot in the later photograph. 

 (Morell and Nichols drawing from the 
Luther Seminary Facilities Management 

Files; Aerial photographs from the 
Minnesota Historical Aerial 

Photographs Online Collection, John R. 
Borchert Map Library, University of 

Minnesota, Minneapolis) 
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Future Sights 

 
Not only was the seminary expanding its mission and grounds during the mid-twentieth century, 
but the institution experienced a surge in enrollment after World War II. A note accompanying a 
photograph of students and faculty members seated in front of the library while it was under 
construction reads: “In the years following World War II, great numbers of men enrolled in 
Luther Theological Seminary seeking to become pastors in the Lutheran Church.” On the eve of 
World War II, numbers hovered right around 150, comparable to the previous decade. In the 
final years of Gullixson’s term, which ended in 1954, the student body amounted to nearly 400 
men. Striving for Ministry called the trend “an explosion . . . accounted for not only by the delays 
and disruption of the war period but also by the life and vigor of the synod at that time and its 
manpower needs.” Alvin Rogness, Gullixson’s successor, described the characteristics of the 
new seminarians: “Matured and seasoned by the disciplines and the violence of war, they were 
serious and eager students. They were no longer boys; the aura of football games and society 
parties were gone. They were set for the sober task of preparing for a ministry which in prospect 
had carried them through a war that had scattered them to all parts of the world.”21 
 
To accommodate the expanding student body, the seminary set off on a renovation of Bockman 
Hall in March 1955. Within six months, however, the institution shifted its focus further north 
after acquiring a thirty-seven-acre site that was previously the campus of Breck School, an 
Episcopalian college preparatory school. With the acquisition of the former Breck site, the 
seminary gained two new major buildings and more than quadrupled its footprint. The expansion 
with the new site, called the Lower Campus, solidified the earlier campus and its village-like 
setting as the older core of the institution. Building improvements were largely focused on the 
Lower Campus in the decade following the acquisition, culminating in the 1967 construction of a 
new building for Northwestern Seminary, a separate Lutheran seminary that leased the land from 
Luther at the time. Throughout the next decades, the two seminaries would begin unification 
proceedings, resulting in a full merger in 1982. Meanwhile, the Lower Campus became the 
setting for new campus buildings and student apartments as priorities shifted away from Como 
Avenue and Luther Place. Few physical changes were made to the older campus as development 
of the Lower Campus was underway. One notable exception, however, was the removal of the 
clapboard siding on Muskego Church around 1970 to expose the original log construction.22  
 
Following the 1982 merger that combined Luther Theological Seminary and Northwestern 
Seminary, the Upper and Lower Campuses were united with the construction of a new chapel 
and campus center. The seminary broke ground on the new multi-level brick facility in 1984. It 
was situated north of Bockman Hall along Fulham Street, providing a link between the two 
campuses. The two westernmost mission houses were relocated to the surrounding neighborhood 
to construct the new multi-function building, which was renamed Olson Campus Center in 1994. 
                                                 
21 Photograph of “Panoramic view of Luther Theological Seminary student body and faculty in front of the new 
library and classroom building under construct, St. Paul, Minnesota,” Luther Seminary Archives Collection, 
Minnesota Reflections Digital Library; Fevold, “Laying Foundations,” 42; Rogness, “Reflections on Theological 
Education,” 45. 
22 Rogness, “Reflections on Theological Education,” 47–48; Roy A. Harrisville, “Luther Theological Seminary, 
1876-1976,” in Thanksgiving and Hope, 54; Robert Paul Roth, “Northwestern Lutheran Theological Seminary, 
1920-1982,” in Thanksgiving and Hope, 67; unsigned letter to Oliver Swenumson, January 8, 1973, Muskego 
Church files, Seminary Archives. 
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The parking lot north of Bockman Hall and walkways next to the mission houses were 
reconfigured in conjunction with the construction. A lookout platform just west of Bockman Hall 
likely dates to this campaign; it was in place by 1991 according to aerial photographs.23 
 
Sometime in the 1970s or 1980s, the seminary acquired a two-story brick apartment building 
located west of Bockman Hall at 1455 Fulham Street. The building was constructed in the 1920s, 
but it did not become part of Luther’s campus until the late twentieth century. Concrete stairs, 
which also date to the 1920s, traverse the steep hillside to access the apartments, which are on 
the opposite side of Fulham Street from Bockman Hall. Fulham historically went through to 
Como Avenue, but the southernmost extent was vacated with the construction of the apartment 
building; a bend in the concrete stairs follows the course of the earlier roadway. Although they 
were not originally on seminary property, Fulham Street and the concrete stairs collectively 
formed the western boundary of the Upper Campus until the apartment building was acquired.24  
 
Around 2000, the landscape features in front of Bockman Hall and Muskego Church were 
updated according to plans by Minneapolis landscape architects Damon Farber Associates. At 
Bockman Hall, a number of shrubs along the foundation and ten trees in front of the building 
were removed. New ornamental trees and shrubs were introduced to edge the sidewalks and 
foundation, particularly along the double walkway in front of the building, where park benches 
were installed. Large sections of the existing concrete paths were replaced in kind. Three circular 
brick insets were installed at the intersections of the walkways, which retained their triangulated 
configuration from the 1951 Morell and Nichols plan. Existing light fixtures were retained; these 
presumably are the current ones with slender metal standards topped by globe lanterns, which 
appear to date from the mid-twentieth century. Upgrades were minor at Muskego Church. The 
metal-pipe handrails and the concrete sidewalk and steps leading to the front of the church and 
around to the north and east sides of the building were removed and replaced in kind. The 
existing concrete stoop at the west (front) entrance was replaced with a wood one. Existing trees 
along the sidewalks and surrounding the church were saved and protected during construction.25  
 
At some point in the second half of the twentieth century, the residences along the eastern 
hillside were discontinued as faculty housing and the buildings became offices for student 
organizations and various seminary programs. Luther archivist Paul Daniels attributed the 
transition to a growing preference among the professors to purchase and own their own homes 
independent of the seminary. Over the years, House 18 served as the Global Mission Institute 
and a daycare facility, although the building is now vacant. House 19 is currently vacant as well. 
There were plans to upgrade House 21 as the president’s residence in 2001, but those 

                                                 
23 Kent Johnson, “An Era of Transitions, 1976-1996,” in Thanksgiving and Hope, 112–114; Ellen Elhard, in 
discussion with Jessica Berglin, February 2016; Aerial photograph of Luther Seminary Campus, photograph dated 
April 16, 1991, Google Earth Historical Imagery, obtained March 15, 2016. 
24 Insurance Maps of Saint Paul, Minnesota, 1926–1939 (New York: Sanborn Map Company, 1927), 6:508; Luther 
Seminary campus map, December 1962, Seminary Archives; “Index to Seminary Map Houses and Apartments,” 
January 1963, Seminary Archives; Sovik, Mathre, Santhrum, Quanbeck and Schlink Architects, “Luther 
Northwestern Theological Seminary Site Study-Office Rental,” August 16, 1988, Facilities Management Files. The 
apartment building is not listed on the 1962 campus map or in the 1963 inventory of seminary houses and apartment 
buildings. 
25 Damon Farber Associates, “Site Improvements for Luther Seminary: Bockman Hall,” June 16, 1998, Facilities 
Management Files; Damon Farber Associates, “Old Muskego Church,” May 9, 2000, Facilities Management Files. 
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modifications were never executed. Today a private business occupies part of the house, 
although the building remains under Luther’s ownership. Many of the other houses throughout 
the site also sit vacant, but are occasionally used to house students or visiting scholars and 
professors, according to Daniels. The buildings remain in fairly good condition and continue to 
convey the history of Luther Seminary, particularly its early period of expansion between 1917 
and 1952 before the seminary shifted its focus to developing the Lower Campus.26 
 
ASSESSMENT OF NATIONAL REGISTER ELIGIBILITY 

 

To qualify for the National Register of Historic Places, properties must meet at least one of the 
following four criteria: 
 

 Association value/Event—Criterion A: Properties that are associated with events that 
have contributed to broad patterns of history.  

 Association value/Person—Criterion B: Properties that are associated with significant 
persons and illustrate their achievements.  

 Design or Construction value—Criterion C: Properties with physical characteristics 
which are distinctive of a type, period, or method of construction, or that represent the 
work of a master, or that represent a significant and distinguishable entity whose 
components may lack individual distinction.  

 Information value—Criterion D: Properties that have yielded or are likely to yield 
important information about prehistory or history. 

 
Properties must also be at least fifty years old unless they are of exceptional importance, and 
they must retain sufficient physical integrity to convey their significance. The seven aspects of 
integrity are location, setting, materials, design, workmanship, feeling, and association. 
Significance can be local, regional, or national, and properties can be significant individually or 
as contributing elements of a historic district. 
 
The three historic houses and the non-historic garage within the project site, as well as the 
surrounding landscape features and other dwellings seem unlikely to qualify individually for the 
National Register, but they should be evaluated for their potential to contribute to a historic 
district. Collectively, Luther Seminary’s Upper Campus appears to qualify for the National 
Register under Criterion A in the area of Education. In 1917, three Norwegian-American 
Lutheran churches and their respective seminaries merged to form the Norwegian Lutheran 
Church of America. Luther Theological Seminary was established under the new church to 
provide theological education for those seeking to enter the ministry. Following the merger, 
students and faculty members from the three antecedent seminaries converged at the eight-acre 
campus in Saint Anthony Park, the former home of Union Theological Seminary. New faculty 
houses were constructed around 1920 and an additional level was constructed on the central wing 
of the main seminary building in 1923 to respond to the growing needs of the merged institution. 
One of the most pressing needs, however, was the lack of a dedicated library facility. Church and 
seminary leaders commenced a capital campaign in 1930, but the Depression thwarted any 

                                                 
26 Paul Daniels, in discussion with Jessica Berglin, February 2016; Meyer, Scherer and Rockcastle, “President’s 
Residence Remodel,” August 2001, Facilities Management Files. 



 

Luther Seminary Upper Campus Assessment of Significance—Page 20 

progress on realizing this goal. Launching the campaign coincided with the 1930 election of Dr. 
Thaddeus Franke Gullixson as president of the seminary. One of Gullixson’s main charges was 
to establish a graduate program for theological training, a primary objective of the 1917 merger. 
To do so, however, required having adequate facilities and faculty in place, so Gullixson enacted 
new policies that prioritized hiring professors with advanced degrees and revived the fundraising 
goals for a library. Beginning in 1936, a retirement policy was put into effect for professors aged 
seventy years or older. Newer professors began replacing veteran faculty members and by 1949, 
the seminary had an entirely new faculty roster. That same year, a new library opened after years 
of having resources scattered in multiple rooms in the main seminary building. The building was 
dedicated in 1950, and Luther Theological Seminary began offering its first graduate courses 
over the 1950–1951 academic year. In 1951, the seminary hired local landscape architects Morell 
and Nichols to update the campus as part of the school’s new identity. Advanced theological 
education was cemented into Luther Seminary’s programming in 1952 with the establishment of 
a Director of Graduate Studies position. 
 
The founding of the graduate school fulfilled a primary objective of the 1917 merger, and once 
that was completed in 1952, the seminary began looking toward the future. In 1955, the seminary 
established new priorities after it purchased a thirty-seven-acre tract of land that was formerly the 
campus of the Breck School. Located further north along Como Avenue, the Lower Campus 
became the setting for the seminary’s development throughout the second half of the twentieth 
century. New campus buildings, student housing, and recreational facilities were added to the 
northern site to reflect the institution’s new concerns, which included merging with Augsburg 
Seminary and Northwestern Theological Seminary. As a result of these mergers, Luther 
Seminary became the largest theological training institution for the Evangelical Lutheran Church 
in America, a church body that was founded in 1988 to reflect the unification of several synods 
within the Lutheran Church.27  
 
Period of Significance  
 
A property’s period of significance is the timeframe when the property attained the significance 
that qualifies it for listing in the National Register. For the older campus at Luther Seminary, the 
period of significance begins in 1917 and ends in 1952. These years correspond to the year 
Luther Theological Seminary was founded by the merger of three separate institutions and the 
year the longtime objective of the 1917 merger—establishing graduate programs for advanced 
theological training—was completed. After 1952, the seminary set its focus on new priorities, 
primarily the institution’s expansion to a new thirty-seven-acre site to the north. 
 
Integrity 
 
An evaluation of integrity considers the property’s current condition in light of its historic 
evolution. The following discussion analyzes Luther Seminary’s Upper Campus using the seven 
aspects of integrity as established by the National Register guidelines. 
 

                                                 
27 “Mission and History,” Luther Seminary, accessed March 7, 2016, https://www.luthersem.edu/about/ 
our_mission.aspx?m=5956.  
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Luther Seminary’s Upper Campus has good integrity of location. Most of the buildings are in 
their original locations. One building, House 15, was moved during the period of significance, so 
it contributes to the district in its new location. 
 
The campus has good integrity of design. The cluster of houses developed organically along the 
eastern hillside overlooking the open lawn in front of Bockman Hall. The houses were placed in 
close proximity to one another and to Bockman Hall, creating a village-like setting to foster 
interactions between faculty and students, who lived in the main building. In addition to the 
linear sidewalk emanating from the steps of Bockman Hall, the landscape originally featured 
curvilinear drives that swept through the site following principles of earlier picturesque 
landscape aesthetics. These were modified over time and eventually removed by the 1951 
landscape scheme by Morell and Nichols. Concrete sidewalks were added to the site in 
conjunction with the 1948–1949 construction of Gullixson Hall. These remained intact with a 
few complementary alterations following the 1951 update to the grounds. In the mid-1950s, the 
seminary shifted its focus to the Lower Campus, which probably helped preserve the features 
that were in place by that time on the Upper Campus. The primary component of the landscape’s 
design—the open view of Bockman Hall from Como Avenue—is extant and continues to be an 
important design element on the campus. A parking lot in front of Houses 18 and 21 has been 
expanded in recent years, but its placement on the site was stipulated by the Morell and Nichols 
landscape scheme. 

 

The double walkway immediately in front of Bockman 
Hall (left) and the diagonal walkways extending from the 
corners of Bockman Hall (right) were introduced in the 

Morell and Nichols plan. These configurations are intact, 
although the planting plans surrounding the walkways 

have been updated over time. 
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The campus retains its residential setting 
nestled within the small nineteenth-century 
village-like community of Saint Anthony 
Park. The site was originally described as an 
eight-acre wooded lot, although many of the 
trees along the southern extent of the lawn 
area were removed to regrade the topography 
under the Morell and Nichols landscape 
scheme. Trees were replanted along Luther 
Place and the parking lot in front of Houses 
18 and 21, and the site continues to have a 
heavily wooded character.  
 
The campus has good integrity of materials 
and workmanship. Many of the houses retain 
original windows and decorative elements 
such as columns, balconies, and architectural 
millwork. The original clapboard siding on 
House 21 was replaced with vinyl at some 
point, but a high level of care was taken to 
ensure the new siding complemented the 
original appearance of the building. 
Decorative features such as contrasting 
window trim, horizontal frieze boards, and 
divided-light windows are extant. House 19 
was covered with asbestos-shingle siding at 
some point. Despite this, the house retains 
original divided-light windows and other 
decorative elements. The clapboard siding 
covering the log walls of Muskego Church 
was removed after the period of significance 
ended, altering the appearance of the hilltop 
church. The siding, however, was applied 
when the building was relocated to the 
seminary’s campus in 1904. It was supposed 
to be a temporary protective measure, 
although the clapboard was in place for 
approximately seventy years. The two major 
buildings within the Upper Campus—
Bockman Hall and Gullixson Hall—retain original brick and limestone exterior walls despite 
internal updates over the years. Lastly, historic landscape materials including mature tree 
plantings, grassy lawns, concrete sidewalks, and metal-pipe railings are extant. 
 
All of these considerations contribute to the feeling and association for the campus. The 
buildings relate to their surroundings much the same way they did during the period of 
significance even with alterations to their original programming. 

These 2016 photographs illustrate the 
site’s continued wooded character. 
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CONCLUSIONS AND RECOMMENDATIONS 
 
Through a series of mergers over the course of the twentieth century, Luther Seminary has 
become the largest of eight seminaries in the United States for the Evangelical Lutheran Church 
in America. Established in 1917, the seminary fulfilled one of its primary foundational goals in 
1952 with the creation of a graduate program. Over the course of those thirty-five years, the 
Upper Campus saw changes to support this goal. Throughout the 1920s and 1930s, additional 
faculty housing was constructed to accommodate a new generation of professors, many of whom 
had doctorates or other graduate-level training. A dedicated library building, now known as 
Gullixson Hall, was constructed in 1948–1949. Previously, resources were spread throughout 
several rooms in Bockman Hall, but a central research facility was critical for establishing a 
graduate school. Seminary leaders had lobbied for a separate library for nearly thirty years before 
the building was constructed. With the library in place, the seminary offered its first graduate 
courses over the 1950–1951 academic year and cemented the program in 1952 with the creation 
of a Director of Graduate Studies position. In the meantime, the grounds were updated as part of 
the seminary’s new identity, and the campus remains fairly intact to this scheme. For its 
association with the early development of Luther Seminary, the Upper Campus appears to meet 
Criterion A in the area of Education. The period of significance is 1917 to 1952. 
 
The recommended boundary of the historic district (illustrated on the following page) generally 
follows the boundary of the seminary’s original plot, but it diverges to exclude properties that 
were added in the late twentieth century. A summary of resources that fall within the boundary is 
listed below. In addition to eleven buildings, the landscape contributes to the district’s historic 
character. Trees, walkways, and other features that were present during the period of significance 
should be considered contributing elements to the historic district. 
 
Property Type Contributing/Non-contributing 
Bockman Hall Building Contributing (individually listed in the NRHP as 

United Church Seminary, 1984) 
Muskego Church Building Contributing (individually listed in the NRHP, 1974) 
Gullixson Hall Building Contributing 
House 6 (former mission house) Building Contributing 
House 7 (former mission house) Building Contributing 
Garages next to Houses 6 and 7 Building Non-contributing (2) 
House 12 Building Contributing 
House 15 Building Contributing 
House 18 Building Contributing 
House 19 Building Contributing 
House 20 Building Contributing 
House 21 Building Contributing 
Garage next to House 21 Building Non-contributing 
Landscape  Site Contributing 
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Recommended boundary for the Luther Seminary Upper Campus Historic District 

Contributing Building 

Non-contributing Building 
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PRESENTATION OUTLINE
- Alignment of Proposed Development with 
St. Anthony Park Community Council’s    10 
Development Guidelines

- 2030 Small Area Plan

- Fulfillment of Zoning Requirements

Collaboration with Neighborhood
David Christianson
djchris8end@gmail.com
651-647-9526

Tom Fisher
tfisher@umn.edu
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Steve Kranz
steve@kranz.us
651-399-3601
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Mary Mergenthal
mary.mergenthal@gmail.com
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paulhannemann@fresharc.com
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Roger Purdy
roger.purdy@LHBeeup.com
612-752-6957

Regula Russelle
regula@cedarfencepress.com
651-399-9021

Bob Straughn
straughner@comcast.net
612-752-1906

Betty Wheeler
privatefornow2@yahoo.com
651-917-9236
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The proposed development is a 49 Unit Senior Cooperative Living facility near the 
intersection of Como Avenue and Luther Place.
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What makes Senior Cooperatives unique?

Cooperative Lifestyle - Provides social living with a neighborly perspective for active adults ages 
62+

Collective Ownership and Control - Residents own a share of the whole cooperative, not 
just the individual unit. Owners elect a board of directers from amongst themselves to collectively 
overseee and govern the operations in the best interests of all. All members have an equal interest in 
the success of the cooperative and enjoy an equal voice within it.

Communal Amenities - Plentiful shared spaces like a maker’s space, wi-fi cafe, wellness/fitness 
center, guest quarters, pub/game rooms, and community/party rooms

Financial Stability - Provides a range of affordability and financial peace of mind to members. 
To protect their members’ investment, the share prices appreciate by a pre-determined fixed amount 
each year (2%), which promotes perpetual affordability to the current and subsequent cooperative 
owners.
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8 Public Space: When appropriate, make some portion of the building available for public use or commerce. 
Discussion: Buildings should be places that increase public discourse and interaction. Part of a “walkable neighborhood” is the feeling and knowledge that the 
buildings on the street are open, useful, and welcoming.  
 

9 Dark Skies: To the maximum extent possible, keep site lighting from spilling onto adjacent properties and keep it aimed down.  
Discussion: While site lighting provides security for the building environment, it is important to keep it sensitively located so that it doesn’t waste energy and doesn’t 
add to general light pollution.  

10 Parking: Provide and design spaces for vehicle parking as determined by zoning or approved variance to support use of the property, in a way that contributes to the 
general appearance of the site and adjacent properties. Minimize runoff and avoid unnecessary loss of open space. Where possible, use landscape materials to screen 
vehicles, without compromising security or safety. 
Discussion: While encouraging walking, biking and public transportation, we also recognize that businesses, employees, visitors and residents will sometimes rely 
on cars to visit, work, move around, and live in our neighborhood. Our goal is to make our neighborhood welcoming and easily accessible to everyone, from within 
and from outside the neighborhood. Accommodation for shared cars or shared bicycle stations may also be considered for some development sites. 

 

 

Development Guidelines: St. Anthony Park Community Council 

We encourage and appreciate thoughtful investment and development in District 12. The intent of these Development Guidelines is to begin a dialogue between community 
and developer interests  to inform, to stimulate and promote healthy, mutually beneficial developments in St. Anthony Park. They are offered not as constraints, but as the 
starting point of a constructive discussion. 

1 Collaboration in Community Design Partnership: Meet with a group of Land Use Committee members to keep the Council and community informed of design 
decisions and project schedule.  

2 Accessibility: Design facilities that are useable by people of all ages and abilities, that will be adaptable to changing needs or demographics of our community. 

3 Green Space: Maintain, enhance, and if possible, create green space on a developed parcel. We encourage going beyond City landscaping and site requirements.  
Discussion: As green space gets more precious in our neighborhood, it is increasingly important that existing spaces be maintained and any chances to create more 
be taken. This should go beyond City landscaping standard and may encourage green roofs, additional plantings, or offsite plantings to mitigate loss of green 
space. Examples may include: playgrounds, picnic areas, and flower or vegetable and fruit gardens, as well as parkland. 

4 Sustainable Design: Design to the principles of a generally accepted green building standard (e.g., Enterprise Green Communities, B3, or LEED Silver) to promote 
water and energy conservation, and the use of safe, durable, and renewable building products. We encourage inclusion of a renewable energy generation system 
(solar, geothermal, etc.) 
Discussion: All of these standards address energy efficient design, watersaving fixtures, treatment of stormwater, sensitivity to site  all to create buildings that will 
work better and leave less negative impact on our built and natural environment. Generally, buildings with public financing will already be required to meet this 
standard.  Buildings financed privately are encouraged to meet a similar standard. Developers are encouraged to contact the several local groups promoting 
sustainable design (ex: CEZ www.creativeenterprisezone.org) 

5 Streetscape: Promote the walkability of the neighborhood with design that relates to the pedestrian, bike, and transit traffic. 
Discussion: We are proud to be a “walkable neighborhood.” All buildings should provide an environment that is welcoming to foot traffic of all ages and abilities, by 
being pleasing and safe. There should be a good visual connection between inside and outside for atgrade spaces to provide “Eyes on the Street” security. When 
possible, first floor spaces should be made accessible to the public in the form of common or retail spaces.  

6 Affordability (Housing): Promote diverse housing communities by providing some affordable units. 
Discussion: Development of a diverse housing population is critical to our community. People moving into or within, or working in our neighborhood should not be 
priced out of living in it. 

7 Exterior Appearance: Create durable, aesthetically pleasant buildings through use of high quality materials. 
Discussion: Buidlings should be longlasting and should respond to adjacent properties through good design and use of high quality exterior finish materials, 
including masonry and metal. 
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GUIDELINE 1

COLLABORATION IN COMMUNITY DESIGN PARTNERSHIP
Meet with a  group of Land Use Committee members to keep the Council 
and community informed of design decisions and project schedule.
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Nance Longley
longley@umn.edu
651-434-0974

Mary Mergenthal
mary.mergenthal@gmail.com
651-644-1650

Paul Hannemann
paulhannemann@fresharc.com
651-808-2015

Roger Purdy
roger.purdy@LHBeeup.com
612-752-6957

Regula Russelle
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651-399-9021

Bob Straughn
straughner@comcast.net
612-752-1906

Betty Wheeler
privatefornow2@yahoo.com
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1. Community Collaboration

 

23 
 

Below is a summary of community engagement Ecumen has completed to date, following the 
execution of a non-binding letter of intent with Luther Seminary on June 30, 2015.  

 

• District 12 Land Use Committee Meeting on August 12  

• Introduction to Lutheran Social Services on August 18  

• St. Anthony Park Area Seniors Board of Directors on September 14 

• Introduction to Health Partners September 15 

• Luther Seminary faculty and staff through two campus forums held on September 21 
and September 22 

• Community forum on September 24 in in cooperation with the District 12 Land Use 
Committee 

• District 12 Land Use Committee Meeting on October 1 

• University Grove Neighborhood Association on October 6 

• Meeting with St. Anthony Lutheran Church on October 2, 2015, and October 20 

• Meeting with the Board of Directors of Luther Place Condominiums October 13 

• Community workshops were held on the following dates: October 13, October 20, and 
October 27  

 District 12 Land Use Committee Meeting on November 4 

 Small Area Workgroup Meetings – November 18 and November 23 

 St. Anthony Park Lutheran Church  

 Luther Place Condominium Board  
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1. Community Collaboration

Initial July 2015 proposal to neighborhood, campus staff, leadership, and students

Neighborhood vetoed initial proposal’s building footprint
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1. Community Collaboration

Initial July 2015 Proposal Rendering - Como Ave. & Luther Place View

11 of 74

11 of 74



1. Community Collaboration

Initial July 2015 Proposal Rendering - Bockman Hall View
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COMBINED SITE CONSIDERATIONS
1. Community Collaboration

Removing Trees

Preserving trees on the 
Bockman Hall Mall

Existing Parking Lot
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Image capture: Sep 2014 © 2016 Google

Street View - Sep 2014

St Paul, Minnesota

Como Ave
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Image capture: Sep 2014 © 2016 Google

Street View - Sep 2014

St Paul, Minnesota

Como Ave
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Image capture: Sep 2014 © 2016 Google

Street View - Sep 2014

St Paul, Minnesota

Como Ave
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61 
UNITS

Initial Design Concept
1. Community Collaboration

Historic
Bockman Hall

Gullixson

Historic
Muskego Church

Image capture: Sep 2015 Images may be subject to copyright.

Photo Sphere - Sep 2015

Peter Clark
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49 
UNITS

Current Design Concept
1. Community Collaboration

Strengthening Campus Connections

Mitigating Adverse Affects
by Removing
This portion
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Footprint differentiation
1. Community Collaboration
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EXISTING BUILDINGS
Site Plan Diagram

EXISTING HOUSES
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EXISTING BUILDINGS
Site Plan Diagram

Saint Anthony Park Library

EXISTING HOUSES
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Bockman Hall
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Muskego Church
25 of 74

25 of 74



26 of 74

26 of 74



27 of 74

27 of 74



Bockman
Hall

Gullixson
Hall

Muskego
Church

Luther P
lace

Condos

St. A
nthony Park

Lutheran Church

Senior
Co-op

Luther P
lace

Com
o Avenue

9
6

9

2

4
24

90’

45’
41’

28 of 74

28 of 74



GUIDELINE 3

GREEN SPACE
Maintain, enhance, and if possible, create green space on a developed 
parcel. We encourage going beyond City landscaping and site 
requirements. As green space gets more precious in our neighborhood, it is 
increasingly important that existing spaces be maintained and any chances 
to create more be taken. This should go beyond city landscaping standard 
and may encourage green roofs, additional plantings, or off-site plantings 
to mitigate loss of green space.
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Landscape Plan
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Landscape Plan
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LICENSE NO.DATE

I HEREBY CERTIFY THAT THIS PLAN,
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LICENSED LANDSCAPE ARCHITECT UNDER
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Line parallel with the North line of Lot 1

Southeast corner of the North 53.99 feet of Lot 1
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REMOVAL NOTES:

CITY OF ST. PAUL REMOVAL NOTES:

REMOVALS LEGEND:

EROSION CONTROL NOTES:
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44263
Matthew R. Pavek

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 PROFESSIONAL ENGINEER
UNDER THE LAWS OF THE STATE OF

MINNESOTA.

6/20/16

REVISION SUMMARY
DATE DESCRIPTION

C1.0

REMOVALS PLAN

. .

. .

. .

. .

. .

. .

TREE REMOVALS INVENTORY:

TREE REMOVAL NOTES:

Tree Removal Plan
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Site

Horace Cleveland Plan
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3. Green Space

Muskego
Church

Gullixson Hall
Bockman Hall
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GUIDELINE 4

SUSTAINABLE DESIGN
Design to the principles of a generally accepted green building standard 
(e.g., Enterprise Green Communities, B3, or LEED Silver) to promote water 
and energy conservation, and the use of safe, durable, and renewable 
building products. We encourage inclusion of a renewable energy 
generation system (e.g., solar, geothermal, etc.)
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ENERGY EFFICIENCY
• Highly insulated exterior walls
• Energy-efficient windows
• Highly-reflective roof (if flat)
• Construction waste recycling
• LED lighting
• Occupancy sensors for lighting
• Energy Star appliances and HVAC equipment

INDOOR AIR QUALITY
• Low-VOC finishes, sealants, etc
• Mold resistant materials in bathrooms
• Bath fan timers
• Direct venting of range hoods

4. Sustainable Design
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RECYCLING
• On-site storage and collection of recyclables
• Specifying regional materials and/or materials with high 
recycled content

WATER CONSERVATION
• Water-efficient landscaping
• Water-conserving plumbing fixtures
• Stormwater management
• Minimizing surface paving
• Heat island reduction through landscaping

SUPPORTING SUSTAINABLE LIFESTYLES
• Access to local transporatation, neighborhoods, and 
walkability of the site

• Bicycle storage

4. Sustainable Design
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GUIDELINE 5

STREETSCAPES
Promote the walkability of the neighborhood with design that relates to the 
pedestrian, bike, and transit traffic.
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5. Streetscapes

Horace Cleveland Route 

to Com
o Park
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5. Streetscapes
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EXISTING VIEW - LUTHER PLACE AND COMO AVE INTERSECTION
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CONCEPTUAL SITE RENDER
MASSING VIEW - LUTHER PLACE AND COMO AVE INTERSECTION
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EXISTING VIEW - OUTSIDE LUTHERAN CHURCH
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CONCEPTUAL SITE RENDER
MASSING VIEW - OUTSIDE LUTHERAN CHURCH
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EXISTING VIEW - FROM BOCKMAN TOWARDS COMO AVE
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CONCEPTUAL SITE RENDER
MASSING VIEW - FROM BOCKMAN TOWARDS COMO AVE
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Tim Nichols

GUIDELINE 7

EXTERIOR APPEARANCE
Create durable, aesthetically pleasant buildings through use of high quality 
materials. Buildings should be long-lasting and should respond to adjacent 
properties through good design and use of high quality exterior finish 
materials; including masonry and metal.
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MATERIAL STUDY - BOCKMAN HALL

7. EXTERIOR APPEARANCE
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MATERIAL STUDY - GULLIXSON HALL

7. EXTERIOR APPEARANCE
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MATERIAL STUDY - Existing Houses

7. EXTERIOR APPEARANCE
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7. EXTERIOR APPEARANCE
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Contextual Forms: Gullixson Hall

7. EXTERIOR APPEARANCE
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Contextual Forms: Gullixson Hall
FLAT ROOF LINES

7. EXTERIOR APPEARANCE
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Contextual Forms: Gullixson Hall
3 STORY ORDER

7. EXTERIOR APPEARANCE
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Contextual Forms: Gullixson Hall
WINDOW STACKS

7. EXTERIOR APPEARANCE
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Contextual Forms: Gullixson Hall
PROMINENT ENTRY

7. EXTERIOR APPEARANCE
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7. EXTERIOR APPEARANCE
CONCEPTUAL SITE RENDER
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7. EXTERIOR APPEARANCE
CONCEPTUAL SITE RENDER
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7. EXTERIOR APPEARANCE
CONCEPTUAL SITE RENDER
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7. EXTERIOR APPEARANCE
CONCEPTUAL SITE RENDER
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7. EXTERIOR APPEARANCE
CONCEPTUAL SITE RENDER
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GUIDELINE 8

PUBLIC SPACE
When appropriate, make some portion of the building available for 
public use or commerce. Buildings should be places that increase public 
discourse and interaction. Part of a “walkable neighborhood” is the feeling 
and knowledge that the buildings on the street are open, useful, and 
welcoming.
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Tim Nichols

GUIDELINE 9

DARK SKIES
To the maximum extent possible, keep site lighting from spilling onto 
adjacent properties and keep it aimed down. While site lighting provides 
security for the building environment, it is important to keep it sensitively 
located so that it doesn’t waste energy and doesn’t add to a general light 
pollution.
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 Cain Thomas Associates (Electrical Engineer) will design the 
lighting and make fixture selections which follow dark skies 

guidelines
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Tim Nichols

GUIDELINE 10

PARKING
Provide and design spaces for vehicle parking as determined by zoning or 
approved variance to support use of the property in a way that contributes 
to the general appearance of the site and adjacent properties. Minimize 
run-off and avoid unnecessary loss of open space. Where possible, use 
landscape materials to screen vehicles, without compromising security or 
safety.
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Parking Requirements:
1 space per 1 Bedroom Unit
1.5 spaces per 1+Den, 2 Bedroom, & 3 Bedroom Units
2 spaces per 3 Bedroom + Den Unit
(Housing for the Elderly - 0.33 spaces per unit)

Given current Unit Mix, all 49 units require 1.5 spaces

Proposed Parking
Surface Lot (Shared with Luther Seminary Campus): 67 Spaces
Garage: 75 Spaces
Total Proposed: 142 Spaces

49 units x 1.5 spaces per unit = 73  Parking Spaces Required
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St. Anthony Park Como 2030
Small Area Plan

An Addendum to the Saint Paul Comprehensive Plan
Recommended by the Saint Paul Planning Commission on _________

Adopted by the City Council _____________________
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COMO 2030 PLAN OVERALL OBJECTIVES:

Community Character- Promote engaging urban design that supports public interaction, critical 
institutions, open space, the historic park environment, safety, and community events.

Commercial Vitality- Strengthen, maintain, and attract neighborhood commercial assets, 
especially locally-owned business and lively centers of attaction that bring neighbors together.

Housing- Add housing units that cater to young families, empty nesters, and seniors and that 
increases the range of affordability in the neighborhood.

Transportation- Reinforce a safe, compact, walkable, mixed-use neighborhood that reduces the 
need for automobile travel and supports transit.

Environmental Sustainability- Encourage sustainable, energy-efficient development with 
innovative, environmentally friendly design.
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St. Anthony Park Como 2030 
Small Area Plan - page 9

Land Use and Proposed Rezoning

PROPOSED

map: Saint Paul PEDSt. Anthony Park Como 2030 - Small Area Plan
Zoning
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TN1 = TRADITIONAL NEIGHBORHOOD 1

Compact, pedestrian-oriented developments that allow for residential, 
office, or service uses within the overall neighborhood district. 

Density: 10-25 Units/Acre (1,700 SF per Unit)

Setbacks
Front Yard -10’-0” MIN., 25’-0” MAX.

Zoning
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LOT AREA
69,500 SF

SETBACKS:
10’-0” MIN.
25’-0” MAX.

21’-0”

23’-5”

Bockman
Hall Gullixson

Hall Muskego 
Church

Zoning
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Lot Area Requirement:

49 Units x 1,700 SF per Unit = 83,300 SF Lot Required

Actual Lot Size: 69,500 SF

Bonus area increase for underground parking spaces:
70 spaces x 300 sf = 21,000 SF

Total Proposed Aggregate Lot Size = 90,500 SF

Zoning
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Building Height Requirement:
35’-0” Maximum at property setback
*Incremental 1’-0” height increases allowed for every 1’-0” further away 
from setback up to a maximum of 45’-0”
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Appendix C: 
Zvago Saint Anthony Park 

Revised Schematic Plans and Elevations 



AC AIR CONDITIONER
ACOUST ACOUSTIC/ACOUSTICAL
ACT ACOUSTIC TILE
ADH ADHESIVE
AFF ABOVE FINISH FLOOR
AGGR AGGREGATE
ALT ALTERNATE
ALUM ALUMINUM
AP ACCESS PANEL
ARCH ARCHITECTURAL
ASPH ASPHALT
AVE AVENUE
BD/BDS BOARD/BOARDS
BFE BOTTOM OF FOOTING
BITUM BITUMINOUS
BKT BRACKET
BLDG BUILDING
BLK BLOCK
BLKG BLOCKING
BLVD BOULEVARD
BM BEAM/BENCH MARK
BOT BOTTOM
BR BEDROOM
BRG BEARING
BRK BRICK
BSMT BASEMENT
BTWN BETWEEN
CAB CABINET
CB CATCH BASIN
CEM CEMENT
CFB CEMENT FIBER BOARD
CG CORNER GUARD
CIP CAST IRON PIPE
CJ CONTROL JOINT
CL CENTER LINE
CLG CEILING
CLKG CAULKING
CLO CLOSET
CMU CONC MASONRY UNIT
CNTR COUNTER
CO COMPANY
COL COLUMN
COMB COMBINATION
COMP COMPOSITION
CONC CONCRETE
CONST CONSTRUCTION
CONT CONTINUOUS
CONTR CONTRACTOR
CORP CORPORATION
CORR CORRIDOR
CPT CARPET
CR CURTAIN ROD
CSK COUNTERSINK
CT CERAMIC TILE
CTOP COUNTER TOP
CU FT CUBIC FOOT
CU IN CUBIC INCH
CU YD CUBIC YARD
D DRYER
DBL DOUBLE
DEPT DEPARTMENT
DET DETAIL
DF DRINKING FOUNTAIN
DIA DIAMETER
DIAG DIAGONAL
DIM DIMENSION
DIV DIVISION
DN DOWN
DPRF DAMPPROOF
DR DINING ROOM/DOOR
DS DOWNSPOUT
DT DRAPERY TRACK
DW DISHWASHER
DWG DRAWING
DWR DRAWER
E EAST
EA EACH
EIFS EXT. INSUL FIN SYSTEM
EL ELEVATION
ELEC ELECTRIC/ELECTRICAL
ELEV ELEVATOR
ENGR ENGINEER
ENT ENTRANCE
EQ EQUAL
EQUIP EQUIPMENT
EST ESTIMATE
EW EACH WAY
EWC ELECTRIC WATER COOLER
EX EXISTING
EXC EXCAVATE
EXH EXHAUST
EXP JT EXPANSION JOINT
EXT EXTERIOR
F TO F FACE TO FACE
FAB FABRICATE
FD FLOOR DRAIN
FDN FOUNDATION
FEC FIRE EXTINGUISHER CABINET
FEP FINISHED END PANEL
FE FIRE EXTINGUISHER
FF FINISH FACE
FH FIRE HOSE
FIG FIGURE
FIN FINISH/ FINISHED
FIX FIXTURE
FL FLOOR
FLASH FLASHING
FLUOR FLUORESCENT
FM FACE OF MASONRY
FOW FACE OF WALL
FPRF FIREPROOF
FR FRAME
FRT FREIGHT
FS FACE STUD
FSH FACE OF SHEATHING
FT FOOT/FEET
FTG FOOTING
FURN FURNISH
FURR FURRING
F.V. FIELD VERIFIED
G GAS
GA GAUGE

GAL GALLON
GALV GALVANIZED
GAR GARAGE
GB GRAB BAR
GC GENERAL CONTRACTOR
GEN GENERAL
GI GALVANIZED IRON
GL GLASS/GLAZING
GOVT GOVERNMENT
GPBD GYPSUM WALLBOARD
GPM GALLON PER MINUTE
GR GRADE
GRTG GRATING
GS GREASE SHIELD
GYP GYPSUM
HB HOSE BIB
HC HOLLOW CORE
HD HEAD
HDRL HANDRAIL
HDWD HARDWOOD
HDW HARDWARE
HM HOLLOW METAL
HORIZ HORIZONTAL
HR HOUR
HT HEIGHT
HWY HIGHWAY
ID IDENTIFICATION/INSIDE DIA
IN INCH
INCL INCLUDE
INC INCORPORATE
INFO INFORMATION
INSUL INSULATE/INSULATION
INT INTERIOR
INV INVERT
JAN JANITOR
JCT JUNCTION
JT JOINT
JST JOIST
KD KNOCK DOWN
KIT/K KITCHEN
L LINEN
LAB LABORATORY
LAD LADDER
LAM LAMINATE
LAT LATITUDE
LAV LAVATORY
LB/LBS POUND/POUNDS
LBR LUMBER
LD LOAD
LDG LOADING
LG LENGTH
LH LEFT HAND
LIB LIBRARY
LIN LINOLEUM
LNDY LAUNDRY
LOA LENGTH OVERALL
LONG LONGITUDE
LR LIVING ROOM
LT LIGHT
MACH MACHINE
MAS MASONRY
MATL MATERIAL
MAX MAXIMUM
MC MEDICINE CABINET
MECH MECHANICAL
MEMB MEMBRANE
MEMO MEMORANDUM
MEZZ MEZZANINE
MFG MANUFACTURED
MFR MANUFACTURER
MH MANHOLE
MIN MINIMUM
MIR MIRROR
MISC MISCELLANEOUS
MLDG MOULDING
MO MASONRY OPENING
MOD MODULAR
MTL METAL
MTD MOUNTED
MULL MULLION
N NORTH
NIC NOT IN CONTRACT
NO/# NUMBER
NOM NOMINAL
NTS NOT TO SCALE
OA OVERALL
OC ON CENTER
OD OVERFLOW DRAIN
OFF OFFICE
OPNG OPENING
OPP OPPOSITE
ORIG ORIGINAL
OSB ORIENTED STRAND BOARD
OZ OUNCE
P&G PITCH & GRAVEL
PASS PASSENGER
PCF POUNDS PER CUBIC FOOT
PED PEDESTRIAN TRAFFIC COATING
PER PERIMETER
PERF PERFORATE
PERP PERPENDICULAR
PIL PILASTER
P LAM PLASTIC LAMINATE
PL PLATE
PLAS PLASTER
PLMB PLUMBING
PLYWD PLYWOOD
PNEU PNEUMATIC
POL POLISHED
PORC PORCELAIN
PSF POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
PT PAINT/POINT
PTD PAPER TOWEL DISPENSER
PTN PARTITION
PREFAB PREFABRICATED
PREFIN PREFINISHED
PROP PROPERTY
PUR PURLINS
QR QUARTER/QUARTER-ROUND
QT QUARRY TILE
QTY QUANTITY

R RISER
R&S ROD & SHELF
RAD RADIATION/RADIUS
RB RESILIENT BASE
RC RESILIENT CHANNEL
RCT RUBBER COMPOSITION TILE
RD ROAD/ROUND/ROOF DRAIN
RECP RECEPTACLE
REC RECESSED
REF REFERENCE
REFRIG REFRIGERATOR
REG REGULAR/REGISTER
REINF REINFORCE/REINFORCING
REQD REQUIRED
RESIL RESILIENT
RET RETURN
RH ROBE HOOK/RIGHT HAND
RFG ROOFING
RM ROOM
RO ROUGH OPENING
RS REDUCER STRIP
RWD REDWOOD
RWL RAIN WATER LEADER
S SOUTH
SAN SANITARY
SB SPLASH BLOCK
SC SOLID CORE
SCHED SCHEDULE
SD SOAP DISH
S DISP SOAP DISPENSER
SEC SECOND
SECT SECTION
SH SHELF/SHINGLES
SHR SHOWER
SHT SHEET
SHTG SHEATHING
SID SIDING
SIM SIMILAR
SLID SLIDING
SM SMOOTH (FINISH)
SND SANITARY NAPKIN DISPENSER
SNR SANITARY NAPKIN RECEPTACLE
SPEC SPECIFICATION
SQ SQUARE
SS SERVICE SINK
SSA SINGLE STRENGTH A
S STL STAINLESS STEEL
ST STREET
STD STANDARD
STL STEEL
STOR STORAGE
STR STRINGER
STXT SPRAY TEXTURE
SUB FL SUBFLOOR
SUSP SUSPENDED
SV SHEET VINYL
S4S SURFACED FOUR SIDES
T TREAD
T&G TONGUE & GROOVE
TB TOWEL BAR
TC TOP OF CURB
TECH TECHNICAL
TEL TELEPHONE
TEMP TEMPERED
TERR TERRAZZO
TEX TEXTURE
TFE TOP OF FOOTING ELEV
THRESH THRESHOLD
THRU THROUGH
TK BD TACKBOARD
T.O TOP OF . . .
TPH TOILET PAPER HOLDER
TRANS TRANSOM
TV TELEVISION
TW TOP OF WALL
TYP TYPICAL
UL UNDERWRITER'S LAB, INC
UNO UNLESS NOTED OTHERWISE
VAN VANITY
VB VAPOR BARRIER/VINYL BASE
VEN VENEER
VENT VENTILATOR
VERT  VERTICAL
VEST VESTIBULE
VFY VERIFY
VIN VINYL
VNL VINYL
VWC VINYL WALL COVERING
VCP VITRIFIED CLAY PIPE
VCT VINYL COMP TILE
W WEST/WASHER
W/ WITH
W/O WITHOUT
WC WATER CLOSET
WD WOOD
WDW WINDOW
WI WROUGHT IRON
WP WATERPROOF
WR WATER RESISTAN
WS WEATHERSTRIP
WSCT WAINSCOTING
WT WEIGHT
WWF WELDED WIRE FABRIC
YD YARD

ABBREVIATIONS

(These patterns are scaled for 1-1/2"= 1'-0"details)

FOAM/POURED IN PLACE INSUL

EARTH

CONCRETE MASONRY UNIT

STEEL

RIGID INSULATION OR

BRICK/ MANUFACTURED STONE

CONCRETE

SAND

GRANULAR FILL

GYPSUM BOARD

ROUGH WOOD

QUARRY OR CERAMIC TILE

WOOD

STUD WALL

WOOD BLOCKING OR SHIM

BATT INSULATION (INSUL-10)

PLYWOOD

1
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AXXX
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DOOR NUMBER
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INTERIOR/EXTERIOR WALL
TYPE, FLOOR-CEILING TYPE

REVISION CLOUD
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ELEVATION / WORK POINT

NORTH ARROW

KEYNOTES

ADDENDUM, CHANGE ORDER,
PROPOSAL REQUEST,
ARCHITECTS SUPPLEMENTAL
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2265 Luther Place, Saint Paul, MN 55108

HISTORIC CONSULTANT:
Hess Roise Historical
Consultants                    100
North First Street
Minneapolis MN 55401
T: 612-338-1987       F:
612-338-2668

CIVIL & LANDSCAPE:
CIVIL SITE GROUP INC
4931 W. 35TH ST, SUITE 200
ST. LOUIS PARK, MN  55416
T:612.615.0060

LOCATION MAP

Sheet List

Sheet
Number Sheet Name

A005 Code Details

A006 Construction
Assemblies

A301 Level 1

A302 Level 2

A303 Level 3

A350 Roof Plan

A360 Level -1- RCP

A361 Level 1- RCP

A362 Level 2- RCP

A363 Level 3- RCP

A401 Enlarged Plans

A402 Enlarged Plans

A450 Unit Plans

A451 Unit Plans

A452 Unit Plans

A453 Unit Plans

A454 Unit Plans

A455 Unit Plans

A456 Unit Plans

A457 Unit Plans

A458 Unit Plans

A459 Unit Plans

A460 Unit Plans

A461 Unit Plans

A462 Unit Plans

A501 Exterior Elevations

A601 Building Sections

A621 Vertical Circulation &
Details

A800 Exterior Details

A850 Int. Framing &
Firestopping

A000 Cover

A001 Code Information

A002 Code Diagrams

A100 Site

A300 Level -1

A400 Enlarged Plans

A500 Exterior Elevations

A600 Building Sections

A620 Vertical Circulation

A700 Room Finish Schedule

A710 Interior Elevations

A720 Millwork

A810 Deck Details

A820 Openings

A830 Windows/Flashing

A840 Roof Framing/Flashing

A890 Signage

Unit Schedule (Gross SF - Overall)

Name
Unit
Type Count Gross SF

Unit B1 1BR 3 999 ft²

1BR: 3

Unit B2 1BR+D 2 1,036 ft²

Unit B3 (ACC) 1BR+D 2 1,036 ft²

1BR+D: 4

Unit C1 2BR 3 1,196 ft²

Unit C2 2BR 7 1,227 ft²

Unit C3 2BR 3 1,238 ft²

Unit C4 2BR 3 1,268 ft²

Unit C5 2BR 3 1,292 ft²

Unit C6 2BR 1 1,346 ft²

Unit D1 2BR 3 1,442 ft²

2BR: 23

Unit E1 3BR 9 1,413 ft²

Unit E2 3BR 6 1,554 ft²

Unit E3 3BR 3 1,732 ft²

Unit E4 3BR 1 1,756 ft²

3BR: 19

Unit Guest Suite Guest 1 555 ft²

Guest: 1

Grand total: 50

Unit Schedule (Net SF - Overall)

Name
Unit

Type_ROOM Area

Unit B1 1BR 925 ft²

Unit B2 1BR+D 950 ft²

Unit B3
(ACC)

1BR+D 953 ft²

Unit C1 2BR 1,101 ft²

Unit C2 2BR 1,143 ft²

Unit C3 2BR 1,154 ft²

Unit C4 2BR 1,173 ft²

Unit C5 2BR 1,196 ft²

Unit C6 2BR 1,243 ft²

Unit D1 2BR 1,345 ft²

Unit E1 3BR 1,323 ft²

Unit E1 3BR 1,323 ft²

Unit E1 3BR 1,323 ft²

Unit E2 3BR 1,443 ft²

Unit E3 3BR 1,639 ft²

Unit E4 3BR 1,652 ft²

Unit Guest
Suite

Guest Studio 508 ft²

PROJECT TEAM

ARCHITECT
Contact: Roye Arie
Kaas Wilson Architects
1301 American Blvd. E., Suite 100
Bloomington, MN 55425
P: 612.879.6000
peterc@kaaswilson.com

STRUCTURAL:
BKBM ENGINEERS
Contact: Tina Wyffels
5930 Brooklyn Blvd,
Minneapolis, MN 55429
P: 763.843.0436

MECHANICAL:
Contact: Ken Kendle
1900 Oakcrest Avenue #1
Roseville, MN 55113
P: 651.633.3955

GENERAL CONTRACTOR:
Contact: Justin Noah
Frana Companies Inc.
633 2nd Ave S, Hopkins, MN 55343
P: (952) 935-8600

ELECTRICAL:
Contact: Wally Sharp
Wunderlich-Malec Enineering

CIVIL/LANDSCAPE:
Civil Site Group
4931 W 35th St. Suite 200
St. Louis Park, MN 55416
P: 763.213.3944
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GARAGE PLAN GENERAL NOTES

1.  ALL DIMENSIONS AT EXTERIOR WALLS
ARE TAKEN TO EXTERIOR FACE OF
MASONRY AT CMU WALLS OR CENTER OF
STUD AT FRAMED WALLS, UNLESS NOTED
OTHERWISE.

2.  ALL DIMENSIONS AT INTERIOR WALLS
ARE TAKEN TO THE CENTER OF STUD AT
FRAMED WALLS, AND FACE OF MASONRY
AT CMU WALLS, UNLESS NOTED
OTHERWISE.

3.  SEE SHEET A800-A801 FOR EXTERIOR
AND INTERIOR WALL TYPES.

4. SEE SHEET A880 FOR FIRE-CAULKING
ASSEMBLIES AT PENETRATIONS, TRASH,
ELEVATOR LOBBY, & STAIR FIRE CAULK
DETAILS. FIRE CAULKING USED BY EACH
TRADE SHALL BE OF THE SAME
MANUFACTURER - G.C. TO COORDINATE.

5. TOPS OF WALLS EXCEPT FOR TRASH,
ELEVATOR LOBBY & STAIR SHALL HAVE
FIRE CAULK. SEE SHEET A820 FOR
DETAILS.

6. PROTECT ALL PLUMBING EQUIPMENT
SEE PIPE SHIELD DETAILS ON A820.

7.  4" WHITE PAINT STRIPE TYPICAL AT
ALL PARKING STALLS, 9'-0" CL TO CL,
U.N.O.

8.  SLOPE CONCRETE TO FLOOR DRAINS
AS NOTED.

9. MAINTAIN 8'- 2" MIN. CLEAR HEAD
HEIGHT FROM GARAGE DOOR TO H.C. VAN
ACCESSIBLE STALL.

10. GEODETIC ELEVATION 276.0 FROM
CIVIL PLANS  =  100'-0" IN
ARCHITECTURAL PLANS.

11. NUMBER ALL PARKING STALLS 50"
AFF.

12. "C" AT PARKING STALL DENOTES
COMPACT STALL.

13. LOCATE A TYPE FE2 FIRE
EXTINGUISHER EVERY 150' OF GARAGE.
MEASURED FROM END TO END OF
GARAGE SPACE.

14. NO WOOD STUDS AND GYP. AT
GARAGE LEVEL - USE METAL STUDS AND
MOISTURE-RESISTANT GYP. BOARD.

15. DRAIN TILE TO CONNECT TO TRENCH
DRAIN OUTSIDE OF GARAGE VEHICULAR
OVERHEAD DOOR.

16. PAINT ALL PRECAST COLUMNS IN THE
PARKING AREA YELLOW.
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Hess Roise Historical
Consultants                    100
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1.  ALL DIMENSIONS AT EXTERIOR WALLS
ARE TAKEN TO EXTERIOR FACE OF
MASONRY AT CMU WALLS OR CENTER OF
STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

2.  ALL DIMENSIONS AT INTERIOR WALLS
ARE TAKEN TO THE CENTER OF STUD.
DIMENSIONS OF FURRING WALLS ARE TO
FACE OF WALL.

3. UNLESS NOTED OTHERWISE,  WALLS
WITHOUT DESIGNATION ARE TYPE I3A OR
13B.

4.  'FS' AT INTERIOR DIMENSIONS
DENOTES DIMENSIONS TO FACE OF STUD
WALL, 'CS' TO CENTER OF STUD WALL
AND 'FOW' DENOTES FACE OF WALL.

5.  SEE SHEETS A800 AND A801 FOR
EXTERIOR AND INTERIOR WALL TYPES.

6.  SEE SHEET A801 FOR FLOOR-CEILING
& ROOF-CEILING ASSEMBLIES.

7.  CORRIDOR WALLS ARE WALL TYPE
C2B, 2X6'S, UNLESS NOTED OTHERWISE.

8.  UNIT PARTY WALLS TO BE WALL TYPE
P1, UNLESS NOTED OTHERWISE.

9. SEE A820 FOR FIRE BLOCKING @
PARTY WALL. SEE A820 FOR UNIT/
CORRIDOR FIRE BLOCKING.

10.  SEE A820 FOR GYP. BOARD CONTROL
JOINTS.

11.  ELECTRICAL APPURTENANCES TO BE
MOUNTED FROM 15" - 48" AFF.
SEE DETAIL 11/A450.

12.  ALL WINDOWS WITHIN 30" OF DOOR SWING
SHALL BE TEMPERED.

13.  CABINET PULLS @ ALL KITCHENS AND
BATHS.

14.  SEPARATE SOFFIT SUPPLY FROM RETURN
W/ GYPSUM BOARD.

15.              = CASED OPENING

16.  GROUT ALL EXPOSED PRECAST CONCRETE
PLANK CORES SOLID TO MAINTAIN 3 HOUR
RATING

17.  SEE A500 - A502 FOR EXTERIOR
ELEVATIONS.

18.  SEE A840 FOR INTERIOR WINDOW FRAME
ELEVATIONS.

19.  GROUT PRECAST PLANK CORES AT ALL
SILL PLATES

 FLOOR PLAN GENERAL NOTES

20.  F.E. @ CORRIDORS SEE A820 FOR FIRE
EXTINGUISHER DETAILS.  LOCATE F.E. 150'
O.C. EACH FLOOR, MAX.

21.  BATH FANS: SEE DETAIL 6/A450.

22.  RECESSED FIXTURES IN WOOD FRAME
STRUCTURE: SEE A820.

23.  SHAFT WALL INTERSECTIONS WITH
STANDARD WALLS SEE A820.

24. AT ALL BEARING STUDS WITH PIPE
PENETRATIONS, STRAP PLATES AS
REQUIRED TO MAINTAIN STRUCTURAL
INTEGRITY OF WALL.

25. SEE HAND RAIL DETAILS ON A850.
LOCATIONS OCCUR AT ONE SIDE OF
CORRIDOR FOR ASSISTED LIVING
APARTMENTS AND BOTH SIDES OF THE
CORRIDOR FOR MEMORY CARE
APARTMENTS.

26. SEE A812 FOR ROOF ACCESS DETAILS.

27. ALL STEEL BEAMS AND COLUMNS MUST
BE FIREPROOFED. SEE SHEET A/821.

28. ALL FIRE EXTINGUISHER CABINETS
MUST BE RATED WHEN PENETRATING
RATED WALL ASSEMBLIES. SEE A820.

30. WHEN NOT OTHERWISE SHOWN IN AN
ELEVATION VIEW, SEE ENLARGED FLOOR
PLANS FOR TAGS DENOTING CABINETRY AT
KITCHEN ISLANDS.

31. FURNITURE AND EQUIPMENT N.I.C.

32. CORRIDOR CEILINGS ARE TO BE COVERED
WITH GYPSUM SHEATHING PER FLOOR
ASSEMBLY. CEILINGS DROPPED FOR MECH.
AT CORRIDORS ARE NOTED ON OVERALL
BUILDING PLANS. KEEP DROPPED CEILINGS
AS TIGHT/HIGH AS POSSIBLE.

33. 2-HR BUILDING SEPARATION WALL SHALL
BE CONTINUOUS FROM PRECAST PLANK TO
UNDERSIDE OF ROOF SHEATHING, AND
EXTEND TO INTERIOR FACE OF EXTERIOR
SHEATHING. IT SHALL BE STRUCTURALLY
INDEPENDENT AND SHALL HAVE NO
OPENINGS OR PENETRATIONS LOCATED
WITHIN 4' IN ADJACENT WALLS OR ROOF. NO
PLUMBING OR ELECTRICAL SHALL BE RUN IN
THE 2-HR BUILDING SEPARATION WALL - USE
ADJACENT FURRING WALLS.
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Hess Roise Historical
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North First Street
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T: 612-338-1987       F:
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UP

UP

1.  ALL DIMENSIONS AT EXTERIOR WALLS
ARE TAKEN TO EXTERIOR FACE OF
MASONRY AT CMU WALLS OR CENTER OF
STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

2.  ALL DIMENSIONS AT INTERIOR WALLS
ARE TAKEN TO THE CENTER OF STUD.
DIMENSIONS OF FURRING WALLS ARE TO
FACE OF WALL.

3. UNLESS NOTED OTHERWISE,  WALLS
WITHOUT DESIGNATION ARE TYPE I3A OR
13B.

4.  'FS' AT INTERIOR DIMENSIONS
DENOTES DIMENSIONS TO FACE OF STUD
WALL, 'CS' TO CENTER OF STUD WALL
AND 'FOW' DENOTES FACE OF WALL.

5.  SEE SHEETS A800 AND A801 FOR
EXTERIOR AND INTERIOR WALL TYPES.

6.  SEE SHEET A801 FOR FLOOR-CEILING
& ROOF-CEILING ASSEMBLIES.

7.  CORRIDOR WALLS ARE WALL TYPE
C2B, 2X6'S, UNLESS NOTED OTHERWISE.

8.  UNIT PARTY WALLS TO BE WALL TYPE
P1, UNLESS NOTED OTHERWISE.

9. SEE A820 FOR FIRE BLOCKING @
PARTY WALL. SEE A820 FOR UNIT/
CORRIDOR FIRE BLOCKING.

10.  SEE A820 FOR GYP. BOARD CONTROL
JOINTS.

11.  ELECTRICAL APPURTENANCES TO BE
MOUNTED FROM 15" - 48" AFF.
SEE DETAIL 11/A450.

12.  ALL WINDOWS WITHIN 30" OF DOOR SWING
SHALL BE TEMPERED.

13.  CABINET PULLS @ ALL KITCHENS AND
BATHS.

14.  SEPARATE SOFFIT SUPPLY FROM RETURN
W/ GYPSUM BOARD.

15.              = CASED OPENING

16.  GROUT ALL EXPOSED PRECAST CONCRETE
PLANK CORES SOLID TO MAINTAIN 3 HOUR
RATING

17.  SEE A500 - A502 FOR EXTERIOR
ELEVATIONS.

18.  SEE A840 FOR INTERIOR WINDOW FRAME
ELEVATIONS.

19.  GROUT PRECAST PLANK CORES AT ALL
SILL PLATES

 FLOOR PLAN GENERAL NOTES

20.  F.E. @ CORRIDORS SEE A820 FOR FIRE
EXTINGUISHER DETAILS.  LOCATE F.E. 150'
O.C. EACH FLOOR, MAX.

21.  BATH FANS: SEE DETAIL 6/A450.

22.  RECESSED FIXTURES IN WOOD FRAME
STRUCTURE: SEE A820.

23.  SHAFT WALL INTERSECTIONS WITH
STANDARD WALLS SEE A820.

24. AT ALL BEARING STUDS WITH PIPE
PENETRATIONS, STRAP PLATES AS
REQUIRED TO MAINTAIN STRUCTURAL
INTEGRITY OF WALL.

25. SEE HAND RAIL DETAILS ON A850.
LOCATIONS OCCUR AT ONE SIDE OF
CORRIDOR FOR ASSISTED LIVING
APARTMENTS AND BOTH SIDES OF THE
CORRIDOR FOR MEMORY CARE
APARTMENTS.

26. SEE A812 FOR ROOF ACCESS DETAILS.

27. ALL STEEL BEAMS AND COLUMNS MUST
BE FIREPROOFED. SEE SHEET A/821.

28. ALL FIRE EXTINGUISHER CABINETS
MUST BE RATED WHEN PENETRATING
RATED WALL ASSEMBLIES. SEE A820.

30. WHEN NOT OTHERWISE SHOWN IN AN
ELEVATION VIEW, SEE ENLARGED FLOOR
PLANS FOR TAGS DENOTING CABINETRY AT
KITCHEN ISLANDS.

31. FURNITURE AND EQUIPMENT N.I.C.

32. CORRIDOR CEILINGS ARE TO BE COVERED
WITH GYPSUM SHEATHING PER FLOOR
ASSEMBLY. CEILINGS DROPPED FOR MECH.
AT CORRIDORS ARE NOTED ON OVERALL
BUILDING PLANS. KEEP DROPPED CEILINGS
AS TIGHT/HIGH AS POSSIBLE.

33. 2-HR BUILDING SEPARATION WALL SHALL
BE CONTINUOUS FROM PRECAST PLANK TO
UNDERSIDE OF ROOF SHEATHING, AND
EXTEND TO INTERIOR FACE OF EXTERIOR
SHEATHING. IT SHALL BE STRUCTURALLY
INDEPENDENT AND SHALL HAVE NO
OPENINGS OR PENETRATIONS LOCATED
WITHIN 4' IN ADJACENT WALLS OR ROOF. NO
PLUMBING OR ELECTRICAL SHALL BE RUN IN
THE 2-HR BUILDING SEPARATION WALL - USE
ADJACENT FURRING WALLS.
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1.  ALL DIMENSIONS AT EXTERIOR WALLS
ARE TAKEN TO EXTERIOR FACE OF
MASONRY AT CMU WALLS OR CENTER OF
STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

2.  ALL DIMENSIONS AT INTERIOR WALLS
ARE TAKEN TO THE CENTER OF STUD.
DIMENSIONS OF FURRING WALLS ARE TO
FACE OF WALL.

3. UNLESS NOTED OTHERWISE,  WALLS
WITHOUT DESIGNATION ARE TYPE I3A OR
13B.

4.  'FS' AT INTERIOR DIMENSIONS
DENOTES DIMENSIONS TO FACE OF STUD
WALL, 'CS' TO CENTER OF STUD WALL
AND 'FOW' DENOTES FACE OF WALL.

5.  SEE SHEETS A800 AND A801 FOR
EXTERIOR AND INTERIOR WALL TYPES.

6.  SEE SHEET A801 FOR FLOOR-CEILING
& ROOF-CEILING ASSEMBLIES.

7.  CORRIDOR WALLS ARE WALL TYPE
C2B, 2X6'S, UNLESS NOTED OTHERWISE.

8.  UNIT PARTY WALLS TO BE WALL TYPE
P1, UNLESS NOTED OTHERWISE.

9. SEE A820 FOR FIRE BLOCKING @
PARTY WALL. SEE A820 FOR UNIT/
CORRIDOR FIRE BLOCKING.

10.  SEE A820 FOR GYP. BOARD CONTROL
JOINTS.

11.  ELECTRICAL APPURTENANCES TO BE
MOUNTED FROM 15" - 48" AFF.
SEE DETAIL 11/A450.

12.  ALL WINDOWS WITHIN 30" OF DOOR SWING
SHALL BE TEMPERED.

13.  CABINET PULLS @ ALL KITCHENS AND
BATHS.

14.  SEPARATE SOFFIT SUPPLY FROM RETURN
W/ GYPSUM BOARD.

15.              = CASED OPENING

16.  GROUT ALL EXPOSED PRECAST CONCRETE
PLANK CORES SOLID TO MAINTAIN 3 HOUR
RATING

17.  SEE A500 - A502 FOR EXTERIOR
ELEVATIONS.

18.  SEE A840 FOR INTERIOR WINDOW FRAME
ELEVATIONS.

19.  GROUT PRECAST PLANK CORES AT ALL
SILL PLATES

 FLOOR PLAN GENERAL NOTES

20.  F.E. @ CORRIDORS SEE A820 FOR FIRE
EXTINGUISHER DETAILS.  LOCATE F.E. 150'
O.C. EACH FLOOR, MAX.

21.  BATH FANS: SEE DETAIL 6/A450.

22.  RECESSED FIXTURES IN WOOD FRAME
STRUCTURE: SEE A820.

23.  SHAFT WALL INTERSECTIONS WITH
STANDARD WALLS SEE A820.

24. AT ALL BEARING STUDS WITH PIPE
PENETRATIONS, STRAP PLATES AS
REQUIRED TO MAINTAIN STRUCTURAL
INTEGRITY OF WALL.

25. SEE HAND RAIL DETAILS ON A850.
LOCATIONS OCCUR AT ONE SIDE OF
CORRIDOR FOR ASSISTED LIVING
APARTMENTS AND BOTH SIDES OF THE
CORRIDOR FOR MEMORY CARE
APARTMENTS.

26. SEE A812 FOR ROOF ACCESS DETAILS.

27. ALL STEEL BEAMS AND COLUMNS MUST
BE FIREPROOFED. SEE SHEET A/821.

28. ALL FIRE EXTINGUISHER CABINETS
MUST BE RATED WHEN PENETRATING
RATED WALL ASSEMBLIES. SEE A820.

30. WHEN NOT OTHERWISE SHOWN IN AN
ELEVATION VIEW, SEE ENLARGED FLOOR
PLANS FOR TAGS DENOTING CABINETRY AT
KITCHEN ISLANDS.

31. FURNITURE AND EQUIPMENT N.I.C.

32. CORRIDOR CEILINGS ARE TO BE COVERED
WITH GYPSUM SHEATHING PER FLOOR
ASSEMBLY. CEILINGS DROPPED FOR MECH.
AT CORRIDORS ARE NOTED ON OVERALL
BUILDING PLANS. KEEP DROPPED CEILINGS
AS TIGHT/HIGH AS POSSIBLE.

33. 2-HR BUILDING SEPARATION WALL SHALL
BE CONTINUOUS FROM PRECAST PLANK TO
UNDERSIDE OF ROOF SHEATHING, AND
EXTEND TO INTERIOR FACE OF EXTERIOR
SHEATHING. IT SHALL BE STRUCTURALLY
INDEPENDENT AND SHALL HAVE NO
OPENINGS OR PENETRATIONS LOCATED
WITHIN 4' IN ADJACENT WALLS OR ROOF. NO
PLUMBING OR ELECTRICAL SHALL BE RUN IN
THE 2-HR BUILDING SEPARATION WALL - USE
ADJACENT FURRING WALLS.
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UNIT KITCHEN NOTES

1.  PROVIDE WALL BASE BEHIND REFRIGERATOR.

2.  CAULK BACKSPLASH AND ENDSPLASH AT WALL(S).

3.  VERIFY ALL APPLIANCE SIZES WITH SUPPLIER.  VERIFY
ALL APPLIANCE CLEARANCES WITH CABINETS.

4.  CABINET SUPPLIER TO ADJUST LAYOUT FOR
NECESSARY CLEARANCES AT CORNERS FOR DRAWERS
AND DOORS AND OTHER CABINETS AND APPLIANCES.

5.  CAULK AROUND ALL ELECTRICAL, MECHANICAL, AND
PLUMBING PENETRATIONS.

6.  PROVIDE FINISH END PANELS AT ALL EXPOSED SIDES.

7.  PROVIDE MFR CABINET SURFACE TOE KICK AT CABINET
TOE KICK SPACE AND EXPOSED CABINET SIDES (IF
REQUIRED).  TRIM OFF MFR'S TOE KICK BACKER AT FACE
OF END CABINET FOR FLUSH CORNER.

8.  PROVIDE STANDARD UPPER CABINET ADJUSTABLE
SHELVES (TWO SHELVES AT 30" OR 36" HIGH CABINETS,
ONE SHELF AT 18" AND 24" HIGH CABINETS, AND NO
SHELVES AT 15" HIGH CABINETS).

9.  PULLS ON CABINET DOORS AND DRAWERS AT ALL
UNITS.

10. PROVIDE GREEN TYPE 'X' GYP. BOARD AT ALL
PLUMBING WALLS.

11. PROVIDE 30" X 48" CLEAR FLOOR SPACE AT EACH
RANGE, KITCHEN SINK, DISHWASHER AND
REFRIGERATOR, SEE SHEET A002.

12.  PROVIDE A CONTINUOUS 3" BACKSPLASH BEHIND ALL
COUNTER TOPS, INCLUDING BEHIND SLIDE-IN AND DROP-
IN RANGES.  GC TO COORDINATE RANGE CUT-OUTS WITH
COUNTERTOP AND APPLIANCE SUPPLIERS.

13. MOUNT UPPER CABINETS 46" AFF IN ALL ACCESSIBLE
UNITS, AND 51" AFF IN ALL TYPE B UNITS.

14. PROVIDE A WOOD VALANCE BELOW WALL CABINETS
ABOVE SINKS - MATCH CABINET FINISH

UNIT PLAN GENERAL NOTES

1. FOR INTERIOR AND EXTERIOR WALL TYPES, SEE
SHEET A700.

2.  ALL DIMENSIONS AT EXTERIOR WALLS ARE TAKEN
TO EXTERIOR FACE OF MASONRY AT CMU WALLS OR
CENTER OF STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

3. ALL DIMENSIONS AT INTERIOR WALLS ARE TAKEN TO
THE CENTER OF STUD UNLESS NOTED OTHERWISE.
WALLS WITHOUT DESIGNATION ARE TYPE I3A.

4. "CLR" AT INTERIOR DIMENSIONS DENOTES THE
CLEAR DIMENSION BETWEEN TWO FINISHED
SURFACES.

5. PROVIDE 30" X 48" CLEAR SPACE FOR HDCP
ACCESSIBLE & ADAPTABLE BATHROOM FIXTURES, SEE
SHEET A002.

6. BACKING MUST OCCUR AT ALL UNIT BATHROOMS
FOR GRAB BARS @ TOILET, WHICH WILL BE MOUNTED
PER ADA, SEE A002.

7. ALL ELECTRICAL SWITCHES, OUTLETS AND
THERMOSTATS ARE TO BE MOUNTED BETWEEN 15" AND
48" ABOVE FINISHED FLOOR. SEE A002.

8. SEE A450 FOR UNIT CLOSETS & LINEN CLOSETS
SECTIONS.

9. SEE BUILDING ELEVATIONS FOR WINDOW TYPES
AND LOCATIONS.

10. FIRE STOP ALL SOFFITS 10'-0" OC

11. ALL WINDOWS WITHIN 30" OF DOOR SWING SHALL
BE TEMPERED.

12.        = CASED OPENING.

13. GYPSUM BD. BOX @ ALL MIXING VALVES & DRAINS
ON RATED WALLS & FLOORS, SEE A450.

14. SEPARATE SOFFIT SUPPLY FROM RETURN
W/SHEETROCK

15. NOT USED.

16. SEE A450 FOR BATH FAN INSTALLATION
INFORMATION.

UNIT BATH NOTES

1.  CAULK VANITY BACKSPLASH AND ENDSPLASH AT
WALL(S).

2.  PROVIDE HDWD VENEER PIPE PROTECTION PANEL
AT ALL ROLL-UNDER SINKS IN ACCESSIBLE UNITS AND
PUBLIC BATHROOMS. SEE DETAIL 10/A002.

3.  COORDINATE SHOWER HEAD AND ROD HEIGHTS
WITH SUPPLIER.

4.  PROVIDE GREEN TYPE X GYP. BOARD AT ALL
PLUMBING WALLS AND BEHIND ALL SHOWER AND TUB
WALLS.

5.  CAULK AROUND ALL ELECTRICAL, MECHANICAL, AND
PLUMBING PENETRATIONS.

6.  PROVIDE 30" X 48" CLEAR SPACE FOR ACCESSIBLE &
ADAPTABLE BATHROOM FIXTURES. REFER TO ENLARGED
BATH PLANS FOR ADDITIONAL INFORMATION ON SHEET
A002.

7.  THE CLEAR FLOOR SPACE REQ'D FOR ONE FIXTURE
MAY OVERLAP THE CLEAR FLOOR SPACE AREA(S) FOR
ANOTHER.

8.  PROVIDE BACKING AT ALL GRAB BAR AND TOWEL
BAR LOCATIONS.

9.  GRAB BARS TO BE LOCATED PER ADA SEE MOUNTING
ELEVATIONS FOR TYPICAL GRAB BAR SIZES AND
MOUNTING HEIGHTS ON SHEET A002.

10.  ALL UNIT BATHROOMS TO RECEIVE ONE TOWEL BAR,
ONE TP HOLDER, ONE ROBE HOOK, SEE UNIT PLANS
FOR LOCATIONS.

17. NOT USED.

18. BATH EXHAUST FANS - SIDE VENT IN TRUSS SPACE AT FIRST,
SECOND, AND THIRD FLOORS.  AT  FOURTH FLOOR EXHAUST
THROUGH ROOF.  VFY W/ MECH CODE.

19. REFER TO A870 FOR UNIT DOOR SCHEDULE.

20. NOT USED.

21. 3" WOOD VALANCE OVER KITCHEN SINK.

22. FURNITURE, NIC

23. ALL CORRIDOR WALLS AND WALLS BETWEEN UNITS TO BE
INSULATED.  SEE SHEETS A700.

24. SEE CODE REFERENCE SHEET A001 FOR LOCATION OF ALL
ACCESSIBLE APARTMENTS.  ACCESSIBLE APARTMENTS SHALL
MEET ALL REQUIREMENTS OF ANSI 117.

25. SEE SPECIFIC UNIT PLAN DRAWING SHEET A451 - A462 FOR
FLOOR CLEARANCES.

26. SEE INTERIORS FOR ROOM FINISH SCHEDULE AND NOTES.

27. SEE DRAWING SHEET A002 FOR APPURTENANCE & GRAB BAR
LOCATIONS.

28. SEE A451 FOR KITCHEN CABINET MOUNTING HEIGHTS AND
APPLIANCE CLEARANCES.

29. SEE A450 FOR UNIT ENTRY ELEVATIONS FOR BOTH MEMORY
CARE UNITS AND ASSISTED LIVING UNITS.

30. NOT USED.

31. CROWN TRIM @ TOP OF ALL UNIT CASEWORK.

32. SEE CODE PLAN FOR LIST OF UNITS TO BE EQUIPPED WITH
VISIBLE ALARM NOTIFICATION APPLIANCE (PER IBC 907.9.1.3).

33. PANELIZER SHALL COORDINATE LIGHT SWITCH LOCATIONS @
UNIT BATHROOMS WITH PANEL STUD LOCATIONS.

34. PTAC PROJECTION INTO UNIT VARIES BY EXTERIOR WALL
MATERIAL.  COORDINATE FURRING WALL LOCATION WITH DEPTH
OF PTAC PROJECTION INTO UNIT.

15. SEE SHEET A002 FOR TYP CABINET HEIGHTS, CABINET PULL
LOCATIONS, CLEAR SPACES AT APPLIANCES & MICRO CABINET
LOCATIONS.

16. ALL CABINET SIZES AND TYPE ANNOTATIONS ARE BASED ON THE
MID-CONTINENT CABINETRY CATALOG.

17. CROWN TRIM @ TOP OF ALL UNIT CASEWORK.

11.  ALL TOWEL BARS SHALL BE 1" DIAM. GRAB BARS, 24" LONG (UNO),
MOUNTED AT 48" AFF.

12.   ALL BATHROOM MIRRORS TO BE 36" HIGH x WIDTH OF VANITY UNO

13. INSTALL VANITY COUNTER ELEC OUTLETS ADJACENT TO
VANITY, NOT ABOVE IT.

14. GC TO COORDINATE FAUCET MOUNTING LOCATION W/
FIXTURE SUPPLIER & COUNTERTOP SUPPLIER TO ENSURE PROPER
FAUCET FUNCTIONALITY.

15. ACCESSIBLE UNITS SHALL RECEIVE FULL GRAB BARS. ALL
OTHER UNITS SHALL RECEIVE FULL BACKING AND ONE 18" VERTICAL
GB AT TOILET SIDE WALL AND ONE 24" VERTICAL GB AT CONTROL END
OF SHOWER.
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UNIT KITCHEN NOTES

1.  PROVIDE WALL BASE BEHIND REFRIGERATOR.

2.  CAULK BACKSPLASH AND ENDSPLASH AT WALL(S).

3.  VERIFY ALL APPLIANCE SIZES WITH SUPPLIER.  VERIFY
ALL APPLIANCE CLEARANCES WITH CABINETS.

4.  CABINET SUPPLIER TO ADJUST LAYOUT FOR
NECESSARY CLEARANCES AT CORNERS FOR DRAWERS
AND DOORS AND OTHER CABINETS AND APPLIANCES.

5.  CAULK AROUND ALL ELECTRICAL, MECHANICAL, AND
PLUMBING PENETRATIONS.

6.  PROVIDE FINISH END PANELS AT ALL EXPOSED SIDES.

7.  PROVIDE MFR CABINET SURFACE TOE KICK AT CABINET
TOE KICK SPACE AND EXPOSED CABINET SIDES (IF
REQUIRED).  TRIM OFF MFR'S TOE KICK BACKER AT FACE
OF END CABINET FOR FLUSH CORNER.

8.  PROVIDE STANDARD UPPER CABINET ADJUSTABLE
SHELVES (TWO SHELVES AT 30" OR 36" HIGH CABINETS,
ONE SHELF AT 18" AND 24" HIGH CABINETS, AND NO
SHELVES AT 15" HIGH CABINETS).

9.  PULLS ON CABINET DOORS AND DRAWERS AT ALL
UNITS.

10. PROVIDE GREEN TYPE 'X' GYP. BOARD AT ALL
PLUMBING WALLS.

11. PROVIDE 30" X 48" CLEAR FLOOR SPACE AT EACH
RANGE, KITCHEN SINK, DISHWASHER AND
REFRIGERATOR, SEE SHEET A002.

12.  PROVIDE A CONTINUOUS 3" BACKSPLASH BEHIND ALL
COUNTER TOPS, INCLUDING BEHIND SLIDE-IN AND DROP-
IN RANGES.  GC TO COORDINATE RANGE CUT-OUTS WITH
COUNTERTOP AND APPLIANCE SUPPLIERS.

13. MOUNT UPPER CABINETS 46" AFF IN ALL ACCESSIBLE
UNITS, AND 51" AFF IN ALL TYPE B UNITS.

14. PROVIDE A WOOD VALANCE BELOW WALL CABINETS
ABOVE SINKS - MATCH CABINET FINISH

UNIT PLAN GENERAL NOTES

1. FOR INTERIOR AND EXTERIOR WALL TYPES, SEE
SHEET A700.

2.  ALL DIMENSIONS AT EXTERIOR WALLS ARE TAKEN
TO EXTERIOR FACE OF MASONRY AT CMU WALLS OR
CENTER OF STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

3. ALL DIMENSIONS AT INTERIOR WALLS ARE TAKEN TO
THE CENTER OF STUD UNLESS NOTED OTHERWISE.
WALLS WITHOUT DESIGNATION ARE TYPE I3A.

4. "CLR" AT INTERIOR DIMENSIONS DENOTES THE
CLEAR DIMENSION BETWEEN TWO FINISHED
SURFACES.

5. PROVIDE 30" X 48" CLEAR SPACE FOR HDCP
ACCESSIBLE & ADAPTABLE BATHROOM FIXTURES, SEE
SHEET A002.

6. BACKING MUST OCCUR AT ALL UNIT BATHROOMS
FOR GRAB BARS @ TOILET, WHICH WILL BE MOUNTED
PER ADA, SEE A002.

7. ALL ELECTRICAL SWITCHES, OUTLETS AND
THERMOSTATS ARE TO BE MOUNTED BETWEEN 15" AND
48" ABOVE FINISHED FLOOR. SEE A002.

8. SEE A450 FOR UNIT CLOSETS & LINEN CLOSETS
SECTIONS.

9. SEE BUILDING ELEVATIONS FOR WINDOW TYPES
AND LOCATIONS.

10. FIRE STOP ALL SOFFITS 10'-0" OC

11. ALL WINDOWS WITHIN 30" OF DOOR SWING SHALL
BE TEMPERED.

12.        = CASED OPENING.

13. GYPSUM BD. BOX @ ALL MIXING VALVES & DRAINS
ON RATED WALLS & FLOORS, SEE A450.

14. SEPARATE SOFFIT SUPPLY FROM RETURN
W/SHEETROCK

15. NOT USED.

16. SEE A450 FOR BATH FAN INSTALLATION
INFORMATION.

UNIT BATH NOTES

1.  CAULK VANITY BACKSPLASH AND ENDSPLASH AT
WALL(S).

2.  PROVIDE HDWD VENEER PIPE PROTECTION PANEL
AT ALL ROLL-UNDER SINKS IN ACCESSIBLE UNITS AND
PUBLIC BATHROOMS. SEE DETAIL 10/A002.

3.  COORDINATE SHOWER HEAD AND ROD HEIGHTS
WITH SUPPLIER.

4.  PROVIDE GREEN TYPE X GYP. BOARD AT ALL
PLUMBING WALLS AND BEHIND ALL SHOWER AND TUB
WALLS.

5.  CAULK AROUND ALL ELECTRICAL, MECHANICAL, AND
PLUMBING PENETRATIONS.

6.  PROVIDE 30" X 48" CLEAR SPACE FOR ACCESSIBLE &
ADAPTABLE BATHROOM FIXTURES. REFER TO ENLARGED
BATH PLANS FOR ADDITIONAL INFORMATION ON SHEET
A002.

7.  THE CLEAR FLOOR SPACE REQ'D FOR ONE FIXTURE
MAY OVERLAP THE CLEAR FLOOR SPACE AREA(S) FOR
ANOTHER.

8.  PROVIDE BACKING AT ALL GRAB BAR AND TOWEL
BAR LOCATIONS.

9.  GRAB BARS TO BE LOCATED PER ADA SEE MOUNTING
ELEVATIONS FOR TYPICAL GRAB BAR SIZES AND
MOUNTING HEIGHTS ON SHEET A002.

10.  ALL UNIT BATHROOMS TO RECEIVE ONE TOWEL BAR,
ONE TP HOLDER, ONE ROBE HOOK, SEE UNIT PLANS
FOR LOCATIONS.

17. NOT USED.

18. BATH EXHAUST FANS - SIDE VENT IN TRUSS SPACE AT FIRST,
SECOND, AND THIRD FLOORS.  AT  FOURTH FLOOR EXHAUST
THROUGH ROOF.  VFY W/ MECH CODE.

19. REFER TO A870 FOR UNIT DOOR SCHEDULE.

20. NOT USED.

21. 3" WOOD VALANCE OVER KITCHEN SINK.

22. FURNITURE, NIC

23. ALL CORRIDOR WALLS AND WALLS BETWEEN UNITS TO BE
INSULATED.  SEE SHEETS A700.

24. SEE CODE REFERENCE SHEET A001 FOR LOCATION OF ALL
ACCESSIBLE APARTMENTS.  ACCESSIBLE APARTMENTS SHALL
MEET ALL REQUIREMENTS OF ANSI 117.

25. SEE SPECIFIC UNIT PLAN DRAWING SHEET A451 - A462 FOR
FLOOR CLEARANCES.

26. SEE INTERIORS FOR ROOM FINISH SCHEDULE AND NOTES.

27. SEE DRAWING SHEET A002 FOR APPURTENANCE & GRAB BAR
LOCATIONS.

28. SEE A451 FOR KITCHEN CABINET MOUNTING HEIGHTS AND
APPLIANCE CLEARANCES.

29. SEE A450 FOR UNIT ENTRY ELEVATIONS FOR BOTH MEMORY
CARE UNITS AND ASSISTED LIVING UNITS.

30. NOT USED.

31. CROWN TRIM @ TOP OF ALL UNIT CASEWORK.

32. SEE CODE PLAN FOR LIST OF UNITS TO BE EQUIPPED WITH
VISIBLE ALARM NOTIFICATION APPLIANCE (PER IBC 907.9.1.3).

33. PANELIZER SHALL COORDINATE LIGHT SWITCH LOCATIONS @
UNIT BATHROOMS WITH PANEL STUD LOCATIONS.

34. PTAC PROJECTION INTO UNIT VARIES BY EXTERIOR WALL
MATERIAL.  COORDINATE FURRING WALL LOCATION WITH DEPTH
OF PTAC PROJECTION INTO UNIT.

15. SEE SHEET A002 FOR TYP CABINET HEIGHTS, CABINET PULL
LOCATIONS, CLEAR SPACES AT APPLIANCES & MICRO CABINET
LOCATIONS.

16. ALL CABINET SIZES AND TYPE ANNOTATIONS ARE BASED ON THE
MID-CONTINENT CABINETRY CATALOG.

17. CROWN TRIM @ TOP OF ALL UNIT CASEWORK.

11.  ALL TOWEL BARS SHALL BE 1" DIAM. GRAB BARS, 24" LONG (UNO),
MOUNTED AT 48" AFF.

12.   ALL BATHROOM MIRRORS TO BE 36" HIGH x WIDTH OF VANITY UNO

13. INSTALL VANITY COUNTER ELEC OUTLETS ADJACENT TO
VANITY, NOT ABOVE IT.

14. GC TO COORDINATE FAUCET MOUNTING LOCATION W/
FIXTURE SUPPLIER & COUNTERTOP SUPPLIER TO ENSURE PROPER
FAUCET FUNCTIONALITY.

15. ACCESSIBLE UNITS SHALL RECEIVE FULL GRAB BARS. ALL
OTHER UNITS SHALL RECEIVE FULL BACKING AND ONE 18" VERTICAL
GB AT TOILET SIDE WALL AND ONE 24" VERTICAL GB AT CONTROL END
OF SHOWER.
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FIBER BOARD PANEL, TYP.

PRECAST STONE BAND, TYP.

ARCHITECTURAL MASONRY VENEER -
PATTERN 1
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EXTERIOR ELEVATION NOTES

1. SEE DRAWING SHEETS A841 FOR
WINDOW HEAD, JAMB AND SILL DETAILS.

2. SEE A830-A833 FOR EXTERIOR WALL
DETAILS.

3. ALL DIMENSIONS AT EXTERIOR WALLS
ARE TAKEN TO EXTERIOR FACE OF
MASONRY AT CMU WALLS OR CENTER OF
STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

4. SEE SHEETS A800-A802 FOR INTERIOR
AND EXTERIOR WALL TYPES.

5. EXPANSION JOINTS REQUIRED AT
MASONRY WALLS EVERY 30'-0"
(REGARDLESS IF SHOWN ON ELEVATION OR
NOT SHOWN ON ELEVATION), SEE SHEET
A833.

6. PROVIDE BRICK EXPANSION JOINTS AT
ALL MASONRY INSIDE CORNERS, SEE SHEET
A833.

7. ALL WINDOWS IN BRICK TO HAVE STONE
SILLS.

8.  FOR VERTICAL JOINTS OF DIS-SIMILAR
MATERIALS CONTACT ARCHITECT.

9. COMPLY WITH FLASHING DETAILS ON
SHEETS A830-A833, A834-A836 FOR ROOF.

10. GEODETIC ELEVATION 846.33 FROM CIVIL
PLANS = 100'-0" IN ARCHITECTURAL PLANS

5.8 STOREFRONT WINDOWS - ALUMINUM - COLOR: TBD

7.1 METAL PANEL - COLOR 1: TBD

Exterior Material Tag Key

5.1 PREFINISHED METAL PANEL 1 - ALTERNATE LAP
SIDING - COLOR: TBD

5.4 PREFINISHED METAL COPING - COLOR: TBD

5.5 BALCONY - PREFINISHED ALUMINUM RAIL - COLOR:
TBD

5.6 PREFINISHED ALUMINUM BALCONY - COLOR: TBD

5.7 BALCONY - PREFINISHED ALUMINUM MESH - COLOR:
TBD

7.2 CFB STUCCO TEXTURE PANEL - COLOR 2: TBD

4.1 BRICK 1 - UTILITY - COLOR: TBD

4.4 CMU 1 - BURNISHED - COLOR: TBD

4.3 COLORED CMU SILL - PROFILE VARIES (SEE DETAILS) -
SMOOTH - COLOR: TBD

4.2 BRICK 1 - SOLDIER COURSING - UTILITY - COLOR: TBD

7.4 CFB TRIM - COLOR: TBD

8.1 MAGIC PAK GRILL- PREFINISHED COLOR: TO MATCH
ADJACENT MATERIAL (PAINT IF PREFINISHED COLORS
DO NOT MATCH)

8.4 EXHAUST - PREFINISHED COLOR: TO MATCH
ADJACENT FINISH COLOR (PAINT IF PREFINISHED
COLORS DO NOT MATCH)

7.3 CFB STUCCO TEXTURE PANEL - COLOR 3: TBD

5.9 UNIT WINDOWS - VINYL - COLOR: TBD

4.5 CMU 2 - ROCKFACE - COLOR: TBD

4.6 STONE SILL - COLOR: TBD

5.2 PREFINISHED METAL PANEL 2 - COLOR: TBD
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Exterior Elevation - West
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Exterior Elevation - East
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Exterior Elevation - East 2
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A600

5.8 STOREFRONT WINDOWS - ALUMINUM - COLOR: TBD

7.1 METAL PANEL - COLOR 1: TBD

Exterior Material Tag Key

5.1 PREFINISHED METAL PANEL 1 - ALTERNATE LAP
SIDING - COLOR: TBD

5.4 PREFINISHED METAL COPING - COLOR: TBD

5.5 BALCONY - PREFINISHED ALUMINUM RAIL - COLOR:
TBD

5.6 PREFINISHED ALUMINUM BALCONY - COLOR: TBD

5.7 BALCONY - PREFINISHED ALUMINUM MESH - COLOR:
TBD

7.2 CFB STUCCO TEXTURE PANEL - COLOR 2: TBD

4.1 BRICK 1 - UTILITY - COLOR: TBD

4.4 CMU 1 - BURNISHED - COLOR: TBD

4.3 COLORED CMU SILL - PROFILE VARIES (SEE DETAILS) -
SMOOTH - COLOR: TBD

4.2 BRICK 1 - SOLDIER COURSING - UTILITY - COLOR: TBD

7.4 CFB TRIM - COLOR: TBD

8.1 MAGIC PAK GRILL- PREFINISHED COLOR: TO MATCH
ADJACENT MATERIAL (PAINT IF PREFINISHED COLORS
DO NOT MATCH)

8.4 EXHAUST - PREFINISHED COLOR: TO MATCH
ADJACENT FINISH COLOR (PAINT IF PREFINISHED
COLORS DO NOT MATCH)

7.3 CFB STUCCO TEXTURE PANEL - COLOR 3: TBD

5.9 UNIT WINDOWS - VINYL - COLOR: TBD

4.5 CMU 2 - ROCKFACE - COLOR: TBD

4.6 STONE SILL - COLOR: TBD

5.2 PREFINISHED METAL PANEL 2 - COLOR: TBD

EXTERIOR ELEVATION NOTES

1. SEE DRAWING SHEETS A841 FOR
WINDOW HEAD, JAMB AND SILL DETAILS.

2. SEE A830-A833 FOR EXTERIOR WALL
DETAILS.

3. ALL DIMENSIONS AT EXTERIOR WALLS
ARE TAKEN TO EXTERIOR FACE OF
MASONRY AT CMU WALLS OR CENTER OF
STUD AT FRAMED WALLS UNLESS NOTED
OTHERWISE.

4. SEE SHEETS A800-A802 FOR INTERIOR
AND EXTERIOR WALL TYPES.

5. EXPANSION JOINTS REQUIRED AT
MASONRY WALLS EVERY 30'-0"
(REGARDLESS IF SHOWN ON ELEVATION OR
NOT SHOWN ON ELEVATION), SEE SHEET
A833.

6. PROVIDE BRICK EXPANSION JOINTS AT
ALL MASONRY INSIDE CORNERS, SEE SHEET
A833.

7. ALL WINDOWS IN BRICK TO HAVE STONE
SILLS.

8.  FOR VERTICAL JOINTS OF DIS-SIMILAR
MATERIALS CONTACT ARCHITECT.

9. COMPLY WITH FLASHING DETAILS ON
SHEETS A830-A833, A834-A836 FOR ROOF.

10. GEODETIC ELEVATION 846.33 FROM CIVIL
PLANS = 100'-0" IN ARCHITECTURAL PLANS
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 1/8" = 1'-0"
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Exterior Elevation - South 1
 1/8" = 1'-0"

2
Exterior Elevation - South 4

 1/8" = 1'-0"
3

Exterior Elevation - South 3
 1/8" = 1'-0"

4
Exterior Elevation - East 3

 1/8" = 1'-0"
5

Exterior Elevation - South 2
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