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LAND USE APPLICATION SUMMARY 

Property Location: 2004, 2008, 2012, 2014, and 2018 Lyndale Avenue South 
Project Name:  Theatre Garage and Marquee Apartments 
Prepared By: Mei-Ling Anderson, City Planner, (612) 673-5342 
Applicant:  TGMA Developers, LLC 

Project Contact:   Elizabeth Liebhard, Master Properties MN 
Request:  To construct a new, six-story mixed-use building with 82 dwelling units. 
Required Applications: 

Rezoning 
Petition to rezone the properties located at 2008, 2012, 2014, and 2018 from 
the C1 Neighborhood Commercial District to the C2 Neighborhood Corridor 
Commercial District. 

Conditional Use 
Permit 

To increase the maximum allowed height in the C2 Neighborhood Corridor 
Commercial District from 4 stories/56 feet to 6 stories/73 feet-6 inches. 

Variance  To reduce the minimum rear yard setback from 15 feet to 3.5 feet. 
Variance To reduce the south interior side yard setback from 15 feet to 5 feet. 
Site Plan Review For a new, six-story, mixed-use building with 82 dwelling units. 

 

SITE DATA 
 

Existing Zoning 
2004 Lyndale Avenue South: C2 Neighborhood Corridor Commercial District 
2008, 2012, 2014, 2018 Lyndale Avenue South: C1 Neighborhood Commercial 
District 

Lot Area 35,928 square feet / 0.82 acres 
Ward(s) 10 

Neighborhood(s) Lowry Hill East Neighborhood Association; adjacent to Whittier Alliance, 
Stevens Square Community Organization 

Designated Future 
Land Use Mixed Use 

Land Use Features Commercial Corridor (Lyndale Avenue South); Community Corridor (West 
Franklin Avenue) 

Small Area Plan(s) Lyn-Lake Small Area Plan 
  

CPC Agenda Item #11 
August 11, 2014 

BZZ-6675 

mailto:mei-ling.anderson@minneapolismn.gov
http://www.minneapolismn.gov/cped/projects/cped_lyn-lake
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject site contains five parcels totaling 
approximately 34,928 square feet/0.82 acres. The site is located at the southwest corner of the 
intersection of Lyndale Avenue South and West Franklin Avenue, just south of Interstate 94. The five 
parcels currently contain two one-story commercial buildings and two surface parking lots with a total 
of 66 stalls. The northernmost building was constructed in 1923 as an automotive sales and showroom 
building, and is now occupied by a theater, thrift store, and barber and beauty shop. The building on the 
southern portion of the site was constructed in 1958 and now contains a dry cleaner and tailors shop 
and art gallery. The site is generally flat, however, the north side of the site along Franklin has a grade 
increase between Lyndale Avenue South and the west side of the property. The properties adjacent to 
the west side of the site are also situated between seven and ten feet above the grade of the subject 
site. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There are commercial uses on all 
four corners of the intersection and along the Lyndale Avenue South corridor. The southeast corner of 
the intersection contains a bar and restaurant, the northeast corner contains a restaurant, and the 
northwest corner contains a vision loss resource center. Most of the commercial buildings are between 
one and two stories. There are multi-family housing residential buildings directly to the west of the site, 
which are generally between three and four stories tall. The greater surrounding neighborhood contains 
both low and high-density residential buildings, a grocery co-operative, restaurants, bars, cafés, a gas-
station, and a variety of retail uses. The intersection receives a significant amount of traffic from vehicles, 
pedestrians, cyclists, and busses. 

PROJECT DESCRIPTION. The applicant is proposing to construct a new, mixed use building with 
82 residential units, a 150-seat theater (approximately 3,600 square feet), ground-level retail along 
Lyndale (approximately 3,800 square feet), and a restaurant occupying the northeast corner of the 
parcel (approximately 7,900 square feet). The building frontage along Lyndale would total five stories, 
while the restaurant and residential uses along Franklin would total six stories. The applicant is also 
proposing to construct a four-story parking garage to the rear of the site to hold the development’s off-
street accessory parking. The garage would contain 163 vehicle parking spaces and could be accessed off 
of both West Franklin Avenue and Lyndale Avenue South. The applicant has also indicated they would 
be providing a total of 132 bicycle parking spaces for the residents and commercial uses. 

The applicant is requesting to rezone the four properties located at 2008-2018 Lyndale Avenue South 
from the C1 Neighborhood Commercial District to the C2 Neighborhood Corridor Commercial 
District. The property located at 2004 Lyndale Avenue South is currently in the C2 zoning district. As 
the zoning code does not allow developments to belong to more than one zoning classification, the 
applicant is requesting to rezone four of the five parcels to C2 district so that the entire site belongs to 
the same zoning district. 

While the majority of the buildings along Lyndale Avenue South would be five stories, or approximately 
61 ½ feet, the development would total 73 feet-6 inches in height at its tallest point near the 
intersection. A conditional use permit is requested to increase the maximum allowed height in the C2 
district from 4 stories/56 feet to 6 stories/73 feet. 

Two setback variances are requested as part of the application. The rear and south sides of the property 
are each subject to a minimum yard requirement of 15 feet. The applicant is requesting to reduce both 
the rear and south interior side yard setbacks to three and five feet, respectively. 
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Site plan review is required for any new mixed use building or any building containing five or more new 
or additional dwelling units. 

The applicant has completed a Travel Demand Management Plan, which is included in the attachments. 

PUBLIC COMMENTS. As of the printing of this report, staff has received 12 comments, 11 of which 
express opposition to the proposed project. The Lowry Hill East Neighborhood Association has not 
formally commented on the project. Any additional correspondence received prior to the public 
meeting will be forwarded on to the Planning Commission for consideration.  

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a 
petition to rezone the properties located at 2008, 2012, 2014, and 2018 from the C1 Neighborhood 
Commercial District to the C2 Neighborhood Corridor Commercial District based on the 
following findings: 

1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The proposed zoning would be consistent with the applicable policies of The Minneapolis Plan for 
Sustainable Growth. The property is designated as Mixed Use on the future land use map. There is no 
requirement that every building in a Mixed Use area be mixed use, but the designation allows for 
mixed use developments, such as residential uses mixed with office or retail. 

The site is also located along two land use features: Lyndale Avenue South is a designated 
Commercial Corridor and West Franklin Avenue is a Community Corridor. Commercial Corridors 
like Lyndale Avenue South have historically been prominent destinations with a mix of uses, with 
highest density residential uses (50 to 120 dwelling units per acre) along the corridor and medium 
density uses in surrounding areas. Community Corridors, such as West Franklin Avenue, are 
primarily residential with intermittent commercial uses clustered at intersections. 

The following principles and policies outlined in the plan apply to this proposal: 

Land Use Policy 1.4: Develop and maintain strong and successful commercial and 
mixed use areas with a wide range of character and functions to serve the needs of 
current and future users. 

1.4.1 Support a variety of commercial districts and corridors of varying size, intensity of 
development, mix of uses, and market served. 

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 

1.5.1 Support an appropriate mix of uses within a district or corridor with attention to 
surrounding uses, community needs and preferences, and availability of public facilities. 

Land Use Policy 1.10: Support development along Commercial Corridors that 
enhances the street’s character, fosters pedestrian movement, expands the range of 
goods and services available, and improves the ability to accommodate automobile 
traffic. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
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1.10.1 Support a mix of uses – such as retail sales, office, institutional, high-density residential 
and clean low-impact light industrial – where compatible with the existing and desired 
character. 

The remainder of the site is currently zoned C2. The C2 district allows a mix of uses, both 
commercial and residential. The extension of the commercial zoning as proposed should not 
significantly affect adjacent residential properties. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

The site currently has split zoning. The rezoning will result in uniform zoning of the site and would 
allow for a wider range of goods and services along a Community Corridor and Commercial 
Corridor, as called for in adopted City policies. The amendment is in the public interest and not 
solely in the interest of the property owner. 

3. Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

The proposed zoning classification would be compatible with those of other properties in the area. 
The parcels at the northwest, northeast, and southwest portions of the intersection are all zoned 
C2, and the C2 classification extends to both the north and south of the intersection along Lyndale 
Avenue South. The four parcels that the applicant is requesting to rezone from C1 to C2 would be 
directly adjacent and to the south of 2004 Lyndale Avenue South, which is zoned C2. The existing 
uses and zoning classification of adjacent and nearby properties are consistent with the C2 zoning 
district that is proposed for the four parcels in question. 

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

Because the site has split zoning, the most restrictive provisions of the base zoning districts apply. 
The C2 district allows four stories by-right instead of the three stories allowed in the C1 district, as 
well as larger retail spaces compared to the C1 zoning district. Because the site is located on a 
Commercial Corridor in a mixed use area, allowing a wider range of available goods and services 
and more dense residential development is appropriate. 

The total development site is 35,928 square feet. The portion of the site that is located in the C2 
district is approximately 14,300 square feet. If the rezoning petition were not granted, the 
northernmost parcel would be limited to a development that would fit on a 14,300 square feet and 
subject to setbacks for any walls with residential windows facing the interior or rear property lines, 
while meeting the objectives for a property zoned C2 along a Commercial and Community 
Corridor. The remaining 21,600 square feet of the subject site – the four parcels located in the C1 
district – would have to be developed separately from the parcel at the corner and would also 
subject to the setbacks and height for the C1 zoning district. Those factors limit the reasonable use 
of the property under the current zoning. Allowing the four properties to belong to the same 
zoning classification would make it possible for future developments on the properties to be 
constructed in an efficient, coherent manner to emphasize the corner of Franklin and Lyndale and 
establish a strong, pedestrian-oriented façade along the two intersecting corridors. 

5. Whether there has been a change in the character or trend of development in the general area of the 
property in question, which has taken place since such property was placed in its present zoning 
classification, where the amendment is to change the zoning classification of particular property. 
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The five parcels on the subject site have been zoned C1 and C2 since 1999. Prior to that time, when 
a new zoning code was adopted, all five parcels belonged to the B3S2 Community Service District 
for at least 30 years, which is comparable to today’s C2 zoning district. The proposed zoning would 
be consistent with the historical zoning classification for this corridor as well as with the more 
recent mixed use development that has occurred in the surrounding area. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
increase the maximum allowed height in the C2 Neighborhood Corridor Commercial District from 4 
stories/56 feet to 6 stories/73 feet-6 inches based on the following findings: 

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

The maximum allowed height of a building in the C2 Neighborhood Commercial District is 4 stories 
or 56 feet, whichever is less. The majority of the building along Lyndale Avenue South would be 5 
stories, or 61 ½ feet tall. The proposed building would not be detrimental to or endanger the public 
health, safety, comfort or general welfare. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal and orderly development and improvement of surrounding property for uses 
permitted in the district. 

The surrounding area contains a range of building heights. The residential buildings directly to the 
west have three and four stories and are situated on a grade that is between approximately seven 
and ten feet above that of the subject site. The general surrounding area contains one and two-story 
commercial buildings and medium-density residential buildings with three or four stories. 

The zoning classifications in the surrounding area support as-of-right building heights of four (C2 and 
OR2) and six stories (R6). The C2 zoning district applies to approximately ten properties at or near 
the intersection of Lyndale Avenue South and West Franklin Avenue. The OR2 and R6 zoning 
districts are located just to the east and west of the intersection of Lyndale Avenue South and West 
Franklin Avenue. As the measurement of building height in the zoning code is based on the adjacent 
natural grade rather than actual sea elevation, the varied topography of the area plays an important 
role in the impact that a building’s height has in conjunction with the structure’s bulk and height as 
measured by the zoning code. If all of the parcels located in the surrounding area were redeveloped 
up to their permitted building heights, the proposed development would be at or below the relative 
height of the properties in the area since the intersection is located in a valley. 

For these reasons, CPED does not find that increasing the height of the building would be injurious 
to the use and enjoyment of other property in the vicinity and would not impede the normal or 
orderly development and improvement of surrounding property for uses permitted in the district. 

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

Increasing the height of the proposed building will not have an impact on utilities, access roads, or 
drainage. The applicant has prepared a comprehensive utility and drainage plan for the subject site. 

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

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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Increasing the height of the proposed building will have no impact on traffic congestion in the public 
streets. The number of units proposed for the development is permitted and the TDMP for the 
project found that all four intersections included in the study area would operate acceptably at Level 
of Service C or better in the weekday a.m. and p.m. peak hours. In addition, the TDMP found that 
the site is providing adequate on-site parking. The development would also reduce the number of 
existing curb cuts from four to two, and would reconstruct the curb alignment along the northern 
part of Lyndale Avenue South to reduce the width of the pedestrian crossing across Lyndale and 
widening the sidewalk adjacent to the site. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

In addition to the comprehensive plan policies listed elsewhere in this report, the proposed 
development would be consistent with the following general land use policies of The Minneapolis Plan 
for Sustainable Growth:  

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 

1.5.1 Support an appropriate mix of uses within a district or corridor with attention to 
surrounding uses, community needs and preferences, and availability of public facilities. 

1.5.2 Facilitate the redevelopment of underutilized commercial areas by evaluating possible 
land use changes against potential impacts on the surrounding neighborhood. 

Land Use Policy 1.8: Preserve the stability and diversity of the city's neighborhoods 
while allowing for increased density in order to attract and retain long-term residents 
and businesses. 

1.8.1 Promote a range of housing types and residential densities, with highest density 
development concentrated in and along appropriate land use features. 

Urban Design Policy 10.6: New multi-family development or renovation should be 
designed in terms of traditional urban building form with pedestrian scale design 
features at the street level. 

10.6.3  Provide appropriate physical transition and separation using green space, setbacks or 
orientation, stepped down height, or ornamental fencing to improve the compatibility 
between higher density and lower density residential uses. 

The site currently contains two one-story commercial buildings and two surface parking areas. The 
site is designated as Mixed Use in the future land use map and is located on two land use features: 
Lyndale Avenue South, a Commercial Corridor, and a West Franklin Avenue, a Community 
Corridor. The comprehensive plan calls for higher-density developments along designated land use 
features, and the proposed development would be consistent with the comprehensive plan by 
providing 82 dwelling units with ground-level commercial uses. 

In addition, the applicant has designed the proposed building in such a way that the building would 
be stepped down in height for the majority of the Lyndale Avenue South-facing façade from six 
stories to five stories in order to offset the taller height of the building near the northeast corner of 
the site. The parking garage that is proposed between Lyndale Avenue South and the residential 
properties to the west would be stepped down to provide a transition in building heights between 
structures on the proposed development and adjacent properties. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 
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If the requested land use applications are approved, the proposal will comply with all provisions of 
the C2 Neighborhood Corridor Commercial District.  

Additional Standards to Increase Maximum Height 

In addition to the conditional use permit standards, the Planning Commission shall consider, but not be 
limited to, the following factors when determining the maximum height of principal structures in 
commercial districts: 

1. Access to light and air of surrounding properties. 

The development addresses light and air of surrounding properties by varying the height and building 
setbacks of the structures on the site, and incorporating the existing topography on and near the 
site. The residential buildings to the west have between three and four stories and are elevated 
between seven and ten feet above the elevation of the subject site. The proposed development 
would have five and six stories. As a result, the tallest points of the six-story portion of the 
proposed building would be approximately 19 feet above the nearest neighboring property and 11 
feet to the east of the residential building. However, the majority of the proposed mixed-use 
building would be five stories and would be almost level with the top of the roof of the neighboring, 
existing properties. 

The four-story parking garage would be located in between the proposed mixed-use structure and 
the residential uses to the west. The parking garage would be approximately seven feet from the 
west property line and 20 feet from the nearest residential structure. The existing adjacent 
commercial building to the south does not contain north-facing windows and would not be 
negatively impacted by the proposed development. Increasing the height of the proposed 
development should not impede access to the light and air that the surrounding properties receive. 

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

The site in question is between approximately seven and ten feet below the grade of the adjacent 
residential properties. Approving the conditional use permit for height would not result in 
substantial shadowing effects on nearby residential properties. 

The applicant has submitted a shadowing study that demonstrates the proposed development’s 
impacts on nearby properties during the winter solstice, summer solstice, and spring equinox at 4 
p.m., noon, and 9 or 10 a.m. in each scenario. The shadow study indicates that there would be 
minimal shadowing cast on the residential properties to the west at 4 p.m. and at noon in all 
scenarios and at 9 a.m. during the summer solstice. The study does indicated some impacts on the 
residential properties to the west during the winter solstice and spring equinox at 10 a.m. and 9 
a.m., respectively, but the shadowing decreases by noon in both cases. 

There are no significant public spaces or existing solar energy systems, if any, in the immediate 
vicinity that would be affected by the development.  

3. The scale and character of surrounding uses. 

The building heights in the surrounding area range between one and four stories. The three- and 
four-story, medium-density residential buildings to the east and west of the site are situated on a hill 
relative to the subject site, which is in a valley, so the resulting difference in the heights of the 
existing and proposed buildings would be 19 feet at most, and the remainder of the proposed 
structures would be close to level or shorter than surrounding residential uses. 

https://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR_548.110INMAHE
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4. Preservation of views of landmark buildings, significant open spaces or water bodies. 

The proposed development will not block views of landmark buildings, significant open spaces, or 
bodies of water. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum rear yard setback from 15 feet to 3.5 feet based on the 
following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The applicant is seeking a variance to reduce the rear yard setback from 15 to 3.5 feet. The 
minimum building setback of 15 feet along the west property line is triggered by the adjacent 
residential uses. 

The site is located along a Community Corridor and Commercial Corridor, and is located in an area 
that is designated as Mixed Use in the future land use map. The applicant’s proposal balances the 
policies that support increased commercial activity and residential density on the site with the need 
to provide off-street parking and access for the proposed uses on the site. The applicant states that 
the soils on the site are not suitable for constructing the parking facility underground. As the entire 
structure must be built above-grade based on the applicant’s studies, the minimum aisle dimensions 
of the structured parking facility are such that the total depth of the parking stalls, drive aisles, and 
access ramps is 80 feet in order to comply with the City’s code requirements. The total depth of 
the site (measured from east to west) is 119 feet, leaving approximately 39 feet for the depth of the 
residential units and hallways facing Lyndale. The narrow depth of the lot makes it challenging for 
any feasible development to provide adequate off-street parking for the uses the development is 
serving while establishing an active building wall adjacent to the public street and sidewalk. CPED 
staff finds that practical difficulties exist in complying with the ordinance because of the 
circumstances unique to the property. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The request to allow a reduced setback along the west property line is reasonable and is in keeping 
with the spirit and intent of the ordinance and comprehensive plan. The intent of having yard 
controls is to provide for the orderly development and use of land, and to minimize conflicts 
between adjacent land uses by regulating the dimension and use of yards by providing adequate light, 
air, open space, and separation of uses. 

The proposed structure will not diminish light, air, or open space for the adjacent properties. While 
the applicant is requesting to reduce the rear setback to 3.5 feet, the proposed building is set back 
3.5 feet from the property line only for the first 37 feet away from the property line abutting West 
Franklin Avenue. The reason the applicant is requesting to reduce the setback dimension to 3.5 feet 
is to maintain the active building wall along West Franklin Avenue rather than leaving the space dark 
and underutilized. In addition, the proposed building is a total of 11 feet away from the building wall 
of the neighboring residential property in this location. The actual distance between the proposed 
building walls and the existing residential structures to the west is greater than 11 feet for the 
remainder of the west property line (approximately 250 feet). 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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Staff’s primary concern with regards to the variance request is the building setback distances 
between the proposed parking structure and the residential uses directly to the west. The closest 
building is located 20 feet from the west wall of the proposed four-story parking structure, not 3.5 
feet, which is the dimension of the enumerated variance. The applicant is proposing to use the 
property in a reasonable manner and staff finds that the applicant’s request is in keeping with the 
spirit of the ordinance and comprehensive plan. The applicant is proposing to provide only 32 stalls 
above the minimum code requirement in order to minimize the number of above-grade parking 
levels. They are also proposing to provide an entire row of compact parking spaces on the second, 
third, and fourth levels of the parking facility in order to provide an additional three feet between 
the building and property line. The proximity of the parking structure to the residential uses to the 
west would be further ameliorated by the landscaped buffer and plantings that is proposed between 
the parking facility and west property line. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Granting the variance would not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. The applicant has demonstrated that the 
development, as proposed, would provide sufficient light and air for adjacent residential uses while 
maintaining the mix of uses that is characteristic of the site and surrounding properties. Staff has 
concerns with the proposed design of the parking structure, as it does not sufficiently screen the 
vehicles in the parking garage adjacent to the residential uses. Staff is recommending that the 
Planning Commission add a condition to enclose all sides of the parking garage to minimize any 
negative impacts on the residential uses to the west.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to reduce the minimum south interior side yard setback from 15 feet to five feet based on the 
following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The applicant is seeking a variance to reduce the south interior side yard setback from 15 feet to 
five feet. The minimum building setback along the south property line is triggered by presence of 
residential windows on the south façade of the development. 

The site is located along a Community Corridor and Commercial Corridor, and is located in an area 
that is designated as Mixed Use in the future land use map. The applicant’s proposal balances the 
policies that support increased commercial activity and residential density on the site with the need 
to provide off-street parking and access for the proposed uses on the site. The applicant states that 
the soils on the site are not suitable for constructing the parking facility underground. As the entire 
structure must be built above-grade based on the applicant’s studies, the minimum aisle dimensions 
of the structured parking facility are such that the total depth of the parking stalls, drive aisles, and 
access ramps is 80 feet in order to comply with the City’s code requirements. The total depth of 
the site (measured from east to west) is 119 feet, leaving approximately 39 feet for the depth of the 
residential units and hallways facing Lyndale. The narrow depth of the lot makes it challenging for 
any feasible development to provide adequate off-street parking for the uses the development is 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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serving while establishing an active building wall adjacent to the public street and sidewalk. CPED 
staff finds that practical difficulties exist in complying with the ordinance because of the 
circumstances unique to the property. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The request to allow a reduced setback along the south property line is reasonable and is in keeping 
with the spirit and intent of the ordinance and comprehensive plan. The intent of having yard 
controls is to provide for the orderly development and use of land, and to minimize conflicts 
between adjacent land uses by regulating the dimension and use of yards by providing adequate light, 
air, open space, and separation of uses. The proposed structure will not diminish light, air, or open 
space for the adjacent properties. The property to the south is a one-story commercial building with 
zero north-facing windows. The residential windows on the proposed development would overlook 
the existing commercial building to the south, and would not have a negative impact on the light and 
air for those facing the south property line on either side.  

In addition, the applicant is proposing to use the property in a reasonable manner and staff finds that 
the applicant’s request is in keeping with the spirit of the ordinance and comprehensive plan. The 
applicant is proposing to provide only 32 stalls above the minimum code requirement in order to 
minimize the number of above-grade parking levels. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Granting the variance would not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. The applicant has demonstrated that the 
development, as proposed, would provide sufficient light and air for adjacent residential uses while 
maintaining the mix of uses that is characteristic of the site and surrounding properties. Staff has 
concerns with the proposed design of the parking structure, as it does not sufficiently screen the 
vehicles in the parking garage adjacent to the residential uses. Staff is recommending that the 
Planning Commission add a condition to enclose all sides of the parking garage to minimize any 
negative impacts on the residential uses to the west.  

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

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

Building Placement and Design – Requires alternative compliance 

• The building reinforces the street wall, facilitates pedestrian access, and maximized natural 
surveillance. The building entrances at street level can be accessed by residents, theater-goers, 
employees, and customers. There are large windows facing the both Lyndale Avenue South and 
West Franklin Avenue that maximize the opportunities for people to observe adjacent spaces 
and the public sidewalks. 

• The principal entrance to the building is oriented toward Lyndale Avenue South. There are 
multiple other entrances to the retail, restaurant, and residential spaces on Lyndale Avenue 
South. 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH530SIPLRE.html#TOPTITLE
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• The site is located on a corner lot, which requires that both walls abutting the streets be 
located within eight feet of the property line. The first floor of building is within eight feet of 
both the front property lines on both Lyndale Avenue South and West Franklin Avenue. 

• The area between the building and property lines would be used for additional sidewalk space. 
The area between the building and public street would contain landscaping, benches, and 
planters, subject to Public Works’ approval. 

• All of the proposed parking is located to the rear of the site within a four-story parking facility. 
• The building wall along Lyndale Avenue South is approximately 286 feet in length. The applicant 

is proposing a variety of materials, recesses in the building wall, bay windows, and differently-
sized window openings, and varied building heights within the structure to break up the façade 
into smaller sections. 

• There are no areas of the development that are over 25 feet in length and void of windows, 
entries, recesses or projections, or other architectural elements. If the Planning Commission 
requires a condition that the parking structure be enclosed on all four sides, staff would 
recommend also adding a condition to ensure that the applicant would continue to comply with 
the blank wall restriction.  

• The exterior materials of the building will include face brick, metal panel, precast concrete, 
concrete masonry units, and glass. The sides and rear of the building are similar to and 
compatible with the front of the building. Plain face concrete block is not proposed as an 
exterior material. 

• The windows are vertical in nature and are evenly distributed along the building walls. 
• The minimum window requirement applies to the building facades along both Lyndale Avenue 

South and West Franklin Avenue. Thirty percent of the walls on the first floor, non-residential 
uses must be windows, and ten percent of the residential walls above the first floor must be 
windows. The project is in compliance with the minimum window requirement (see Table 1). 

• Ninety-one percent of the building frontage along Lyndale Avenue South and 79 percent of the 
building frontage along West Franklin Avenue contain active functions. Both ground floors 
exceed the minimum requirement for active building frontage facing a public street, sidewalk, or 
pathway. 

• The principal roof line of the building will be flat. The majority of the commercial buildings and 
multiple-family buildings in the area have flat roofs and the majority of the single-family homes in 
the area have pitched roofs. 

• The proposed parking garage is located to the rear of the building. Chapter 530 of the zoning 
code requires that sloped floors do not dominate the appearance of the walls and that vehicles 
be screened from view. The proposed facility contains large openings on the west façade that 
would not sufficiently screen the vehicles in the ramp adjacent to residential uses, and the 
sloped floors of the facility would be visible. This item requires alternative compliance. 



Department of Community Planning and Economic Development 
BZZ-6675 

 

 

 
12 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
Nonresidential Uses 
(Lyndale)   

1st Floor 30% minimum 684 sq. ft. 52% 1,184 sq. ft. 
Residential Uses 
(Lyndale)   

2nd Floor 10% minimum 358 sq. ft. 30% 1,084 sq. ft. 
3rd Floor 10% minimum 300 sq. ft. 33% 981 sq. ft. 
4th Floor 10% minimum 300 sq. ft. 29% 873 sq. ft. 
5th Floor 10% minimum 271 sq. ft. 35% 948 sq. ft. 
6th Floor 10% minimum 97 sq. ft. 24% 232 sq. ft. 

Nonresidential Uses 
(Franklin)     

1st Floor 30% minimum 214 sq. ft. 51% 361 sq. ft. 
Residential Uses 
(Franklin)     

2nd Floor 10% minimum 145 sq. ft. 42% 602 sq. ft. 
3rd Floor 10% minimum 122 sq. ft. 49% 562 sq. ft. 
4th Floor 10% minimum 122 sq. ft. 49% 562 sq. ft. 
5th Floor 10% minimum 122 sq. ft. 49% 602 sq. ft. 
6th Floor 10% minimum 149 sq. ft. 42% 631 sq. ft. 

Access and Circulation – Meets requirements 

• All of the principal entrances leading into and out of the building are connected to the public 
sidewalk either directly or via a walkway. 

• No transit shelters are proposed as part of this development. 
• All proposed parking would be located to the rear of the site within an above-grade parking 

facility. Vehicular access has been designed to minimize conflicts with pedestrians and 
surrounding residential uses. A previous version of the proposed project contained two curb 
cuts along Lyndale Avenue South. Since then, the applicant has removed the north curb cut on 
Lyndale to further reduce potential vehicle and pedestrian conflicts. 

• There are no public alleys adjacent to the site. 
• There is no maximum impervious surface requirement in the C2 zoning district. According to 

the materials submitted by the applicant, 94.2 percent of the site would be impervious. 
Currently, 99.7 percent of the site is impervious. 

Landscaping and Screening – Meets requirements 

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

• The zoning code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The lot area of the site is 35,928 square feet and the building footprint is 33,457 
square feet. The difference is 2,471 square feet, and 20 percent of this number is 494 square 
feet. The applicant is proposing approximately 2,094 square feet of landscaping on the site, or 
approximately 85 percent of the site not occupied by the building. 

• The zoning code requires that the site contain at least one canopy tree per 500 square feet of 
required green space and at least 1 shrub for each 100 square feet of required green space (see 
Table 2). The tree requirement for this site is one and the shrub requirement is five. The 



Department of Community Planning and Economic Development 
BZZ-6675 

 

 

 
13 

applicant is providing a total of nine canopy trees and 14 shrubs on-site, as well nine evergreens, 
six ornamental trees, and a variety of perennials, grasses, and vines. The applicant is also 
proposing eight new canopy trees and perennials that would be located in the public the right-
of-way along both Lyndale Avenue South and West Franklin Avenue. 

• All areas not occupied by buildings contain landscaping. 
• There is no surface parking proposed for the site, so the site is not subject to the screening and 

landscaping requirements for parking areas per Chapter 530. 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 

Lot Area -- 35,928 sq. ft. 
Building footprint -- 33,457 sq. ft. 
Remaining Lot Area -- 2,471 sq. ft. 
Landscaping 
Required 494 sq. ft. 2,094 sq. ft. 

Canopy Trees (1: 500 
sq. ft.) 1 trees 9 trees 

Shrubs (1: 100 sq. ft.) 5 shrubs 14 shrubs 

Additional Standards – Meets requirements 

• There are no surface parking spaces proposed on the site.  
• There are no important elements of the city near the site that will be obstructed by the 

proposed building.  
• This building should have minimal shadowing effects on public spaces and adjacent properties.  
• This building should have minimal wind effects on the surrounding area.  
• The site plan complies with crime prevention design elements as the building entrances are 

located up to the front property lines, there are windows where people can see in and out 
along all levels of the building and there are lights located near all of the entrances and 
throughout the grounds.  

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

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

The proposed residential and commercial uses are permitted in the C2 district. The proposed building 
height of 73 feet-6 inches requires a conditional use permit in the C2 district. 

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

• The minimum parking requirement for the development is 131 spaces. There will be a total of 
163 accessory parking spaces provided, as shown in Table 3. The applicant is proposing 105 
standard spaces, 52 compact spaces, and six accessible spaces throughout the parking structure. 
The parking facility would contain the minimum accessory parking serving the on-site uses, 
which are the indoor theater (3,600 square feet), retail (3,800 square feet), a restaurant (7,900 
square feet), and five levels of residential uses (82 dwelling units). 

• Staff recommends requiring that a minimum of 74 parking spaces be designated for the on-site 
residential units and are signed as such to ensure that the residents have access to adequate 
parking within the parking facility. 

• The minimum bicycle parking requirement for multiple-family dwellings with five or more units 
is one space per two dwelling units. The development contains 82 dwelling units and the 
minimum number of required bicycle parking spaces for the residential uses is 41, of which at 
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least 37 must meet the standards for long-term bicycle parking per section 541.180 of the 
zoning code. The applicant is proposing to provide 118 long-term bicycle parking spaces for 
residents in ground-floor storage lockers and within enclosed rooms on the second, third, and 
fourth floors. 

• The minimum bicycle parking requirement for the general retail sales and services and 
restaurant use is six spaces, of which at least four must meet the standards for short-term 
parking. The minimum bicycle parking requirement for the theater use is 3 spaces, of which at 
least 2 must meet the definition of long-term bicycle parking spaces. The applicant is providing 
14 short-term bicycle spaces along the south wall of the ground floor of the development. In 
order to meet the zoning code standards, staff is recommending that the Planning Commission 
add a condition that at least two long-term bicycle spaces will provided for theater guests in the 
final plans. 

• The development is not subject to a minimum loading requirement. The applicant has designated 
a loading area on the ground floor for the residential and commercial uses. 

Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 
 Minimum 

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Theater, Indoor 30 -- 30 60 

 

General retail sales 
and services 4 -- 6 24 

Restaurant, sit down 24 -- 24 106 

Residential dwellings 82 Transit 
Incentives (9) 73 -- 

Total 140 9 131 190 163 

 

Table 4. Bicycle Parking and Loading Requirements (Chapter 541) 

Building Bulk and Height – Requires conditional use permit 

• The maximum floor area ratio (F.A.R.) is in the C2 zoning district is 1.7. The development 
qualifies for the enclosed parking density bonus mixed residential-commercial density bonus, for 
a maximum of 2.38 in allowed F.A.R. 

 Minimum 
Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Total Loading 
Requirement 

Proposed 

Theater, Indoor  3 -- 
Not less 
than 50% 

(2) 
14 short-

term spaces 
None 

1 
designated 

loading 
zone 

General retail 
sales and 
services 

3 Not less than 
50% (2) -- 

Restaurant, sit 
down 3 Not less than 

50% (2) -- 

Residential 
dwellings 41 -- 

Not less 
than 90% 

(37) 
118 

Total 50 -- -- 132 1 128 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE.html#TOPTITLE
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• The lot in question is 35,928 square feet in area. The applicant is proposing 84,106 square feet in 
gross floor area, for a total F.A.R. of 2.34. 

• As previously mentioned, a conditional use permit is required to increase the development’s 
allowed height in the C2 zoning district from 4 stories/56 feet, whichever is less, to 73 feet-6 
inches. 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 

Lot Area -- 35,928 sq. ft. / 0.82 acres 
Gross Floor Area 
(GFA) -- 84,106 sq. ft. 

Maximum Floor 
Area Ratio 
(GFA/Lot Area) 

2.38 2.34 

Maximum Building 
Height 

4 stories or 56 feet, 
whichever is less 73 1/2 ft. 

Residential Lot Requirements – Meets requirements 

• The proposed dwelling units (DUs) are part of a mixed-use building and the residential lot 
dimension requirements for the C2 district do not apply to this development. 

Table 6. Residential Lot Summary 
 Code Requirement Proposed 

Dwelling Units (DU) -- 82 DUs 
Density (DU/acre) -- 100 DU/acre 
Minimum Lot Area -- 438 sq. ft. per DU 

Yard Requirements – Requires variance(s) 

• The front yard setback along Lyndale Avenue South and West Franklin Avenue is zero feet. 
• The western property line is adjacent to the OR2 High Density Office Residence District and 

the R6 Multiple-Family District. The resulting minimum setback along the west property line is 
5+2x, where x equals the number of stories above the first floor. The resulting setback along 
this property line is 15 feet. The applicant has applied for a variance to reduce the rear setback 
to 3.5 feet. 

• In the C2 zoning district, setback requirements do not typically apply when adjacent to 
commercially zoned properties. However, when the use is residential and there are windows 
facing an interior side or rear property line, a setback is required of 5+2x, where x equals the 
number of stories above the first floor. This provision applies to the south interior property 
line. The resulting setback along these two property lines is 15 feet. The applicant is proposing 
to reduce the minimum setback to five feet along the south property line, which requires a 
variance. 
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Table 7. Minimum Yard Requirements 
 Zoning 

District 
Proposed 

Front 
(East / Lyndale) 0 ft. 2 ft. 

Corner Side (North / Franklin) 0 ft. 0 ft. 
Interior Side (South / adjacent to C1) 15 ft. 5 ft. 

Rear 
(West / adjacent to residential uses) 15 ft. 3.5 ft. at closest point; 7 feet to 

parking garage 

Signs – Not applicable 

• Signs are subject to Chapter 543 of the Zoning Code.  No signage is proposed for the 
development at this time and the applicant will be required to submit a separate signage permit 
application for any signage that is proposed in the future. 

Dumpster Screening – Meets requirements 

• There will be trash and recycling rooms located within building on the first floor. 

Screening of Mechanical Equipment – Meets requirements 

• The transformer adjacent to Lyndale Avenue South would be fully screened. 

Lighting – Meets requirements with Conditions of Approval 

• A lighting plan showing footcandles shall be submitted to show compliance with the 
requirements of Chapter 535, Regulations of General Applicability. 

Impervious Surface Area – Not applicable 

Specific Development Standards – Meets requirements 

• Indoor theaters are subject to the specific development standards in Chapter 536 of the zoning 
code if they are nonconforming as to parking. The proposed indoor theater would have 
sufficient off-street parking based on the applicant’s materials. 

• The proposed sit-down restaurant would be subject to the following specific development 
standards: 

Restaurant, sit down. 

(1) Where alcoholic beverages are served, not less than sixty (60) percent of total gross sales revenue 
shall be from the sale of food and beverages not containing alcohol, and the use shall comply with the 
requirements of Title 14, Liquor and Beer, of the Minneapolis Code of Ordinances and Chapter 4 of the 
Minneapolis City Charter. 

(2) The premises, all adjacent streets, sidewalks and alleys, and all sidewalks and alleys within one 
hundred (100) feet shall be inspected regularly for purposes of removing any litter found thereon. 

http://library.municode.com/HTML/11490/level3/MICOOR_TIT20ZOCO_CH543EMSI.html#TOPTITLE
https://library.municode.com/HTML/11490/level2/COOR_TIT14LIBE.html#COOR_TIT14LIBE


Department of Community Planning and Economic Development 
BZZ-6675 

 

 

 
17 

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

The Minneapolis Plan for Sustainable Growth identifies the site as Mixed Use on the future land use map. In 
addition to the policies listed in previous sections, the proposed development is consistent with the 
following principles and policies outlined in the comprehensive plan:  

Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, 
scale, and intensity. 

1.2.1 Promote quality design in new development, as well as building orientation, scale, 
massing, buffering, and setbacks that are appropriate with the context of the 
surrounding area. 

Land Use Policy 1.4: Develop and maintain strong and successful commercial and 
mixed use areas with a wide range of character and functions to serve the needs of 
current and future users. 

1.4.2 Promote standards that help make commercial districts and corridors desirable, 
viable, and distinctly urban, including: diversity of activity, safety for pedestrians, access 
to desirable goods and amenities, attractive streetscape elements, density and variety 
of uses to encourage walking, and architectural elements to add interest at the 
pedestrian level. 

1.4.4 Continue to encourage principles of traditional urban design including site layout that 
screens off-street parking and loading, buildings that reinforce the street wall, principal 
entrances that face the public sidewalks, and windows that provide “eyes on the 
street.” 

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 

1.5.2 Facilitate the redevelopment of underutilized commercial areas by evaluating possible 
land use changes against potential impacts on the surrounding neighborhood. 

1.5.3 Promote the preservation of traditional commercial storefronts wherever feasible. 

Land Use Policy 1.9: Through attention to the mix and intensity of land uses and transit 
service, the City will support development along Community Corridors that enhances 
residential livability and pedestrian access. 

1.9.2 Support new small-scale retail sales and services, commercial services, and mixed uses 
where Community Corridors intersect with Neighborhood Commercial Nodes. 

1.9.6 Promote more intensive residential development along Community Corridors near 
intersections with Neighborhood Commercial Nodes and other locations where it is 
compatible with existing character. 

Land Use Policy 1.10: Support development along Commercial Corridors that 
enhances the street’s character, fosters pedestrian movement, expands the range of 
goods and services available, and improves the ability to accommodate automobile 
traffic. 

1.10.2 Encourage commercial development, including active uses on the ground floor, where 
Commercial Corridors intersect with other designated corridors. 

1.10.4 Encourage a height of at least two stories for new buildings along Commercial 
Corridors, in keeping with neighborhood character. 
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1.10.5 Encourage the development of high-density housing on Commercial Corridors. 

Urban Design Policy 10.5: Support the development of multi-family residential 
dwellings of appropriate form and scale. 

10.5.2 Medium-scale, multi-family residential development is more appropriate along 
Commercial Corridors, Activity Centers, Transit Station Areas and Growth Centers 
outside of Downtown Minneapolis. 

Urban Design Policy 10.16: Design streets and sidewalks to ensure safety, pedestrian 
comfort and aesthetic appeal.  

10.16.1 Encourage wider sidewalks in commercial nodes, activity centers, along community 
and commercial corridors and in growth centers such as Downtown and the 
University of Minnesota. 

10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, that 
buffer pedestrians from auto traffic, parking areas, and winter elements. 

10.16.3 Integrate placement of street furniture and fixtures, including landscaping and lighting, 
to serve a function and not obstruct pedestrian pathways and pedestrian flows. 

10.16.4 Employ pedestrian-friendly features along streets, including street trees and 
landscaped boulevards that add interest and beauty while also managing storm water, 
appropriate lane widths, raised intersections, and high-visibility crosswalks. 

The proposed development would include contain 82 dwelling units as well as ground-floor 
commercial uses. The building would be mixed use, as consistent with its designation in the 
future land use map, and would appropriately place high-density residential development along a 
Commercial Corridor. 

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

The Lyn-Lake Small Area Plan was adopted by the City Council in 2009. The plan states that the 
intersection of West Franklin Avenue and Lyndale Avenue South is “a gateway to Southwest 
Minneapolis, and improvements should be made” to make the area comfortable for pedestrians and 
expand opportunities for development. The proposed development would widen the sidewalk along 
Lyndale Avenue South to reduce the pedestrian crossing across Lyndale Avenue South while creating a 
more pedestrian-friendly pathway along the west side of Lyndale Avenue South. 

5. Alternative compliance. 

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

• Parking garages. The proposed parking garage is located to the rear of the building. Chapter 
530 of the zoning code requires that sloped floors do not dominate the appearance of the walls 
and that vehicles be screened from view. The proposed facility contains large openings on the 
west façade that would not sufficiently screen the vehicles in the ramp from the residential 
properties to the west, and the sloped floors of the facility would be visible. This item requires 
alternative compliance. Staff finds that it would be practical for the Planning Commission to 
require compliance with this standard by requiring that the west and south walls of the parking 
facility be completely enclosed. 

http://www.minneapolismn.gov/cped/projects/cped_lyn-lake
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR.html#MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 18 

LEGAL DESCRIPTION.  

Parcel/Address Legal Description 

#1/2004 Lyndale Ave So., Minneapolis The east 123.73 feet of Lots 1 and 2, Block 1, 
SUNNYSIDE ADDITION TO MINNEAPOLIS, 
Hennepin County, Minnesota. 

#2/2008 Lyndale Ave So., Minneapolis Lot 3, Block 1, SUNNYSIDE ADDITION TO 
MINNEAPOLIS, Hennepin County, Minnesota. 

#3/2012 Lyndale Ave So., Minneapolis The north 35 feet, front and rear, of Lot 4, Block 
1, SUNNYSIDE ADDITION TO MINNEAPOLIS, 
Hennepin County, Minnesota. 

#4/2014 Lyndale Ave So., Minneapolis The south 23 feet of Lot 4 and the north 18 feet of 
Lot 5, Block 1, SUNNYSIDE ADDITION TO 
MINNEAPOLIS, Hennepin County, Minnesota. 

#5/2018 Lyndale Ave So., Minneapolis The south 40 feet of Lot 5, Block 1, SUNNYSIDE 
ADDITION TO MINNEAPOLIS, Hennepin 
County, Minnesota 

All ABSTRACT property.  

 
RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Rezoning: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission and City Council adopt the above findings and approve the rezoning petition to 
change the zoning classification at the properties located at 2008, 2012, 2014, and 2018 Lyndale Avenue 
South from the C1 Neighborhood Commercial District to the C2 Neighborhood Corridor Commercial 
District. 

Recommendation of the Department of Community Planning and Economic Development 
for the Conditional Use Permit: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a conditional use permit 
to increase the maximum allowed height in the C2 Neighborhood Corridor Commercial District from 4 
stories/56 feet to 6 stories/73 feet-6 inches, subject to the following condition: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 
Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 
requiring a conditional use permit may commence. Unless extended by the zoning 
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administrator, the conditional use permit shall expire if it is not recorded within two years 
of approval. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to reduce the 
minimum rear yard setback from 15 feet to 3.5 feet at the properties located at 2004-2018 Lyndale 
Avenue South. 

Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the application for a variance to reduce the 
south interior side yard setback from 15 feet to 5 feet at the properties located at 2004-2018 Lyndale 
Avenue South. 

Recommendation of the Department of Community Planning and Economic Development 
for the Site Plan Review: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the site plan review application to allow a 
new, six-story, mixed-use building with 82 dwelling units at the properties located at 2004-2018 Lyndale 
Avenue South, subject to the following conditions: 

1. Approval of the final site, elevation, landscaping, and lighting plans by CPED staff. 

2. All site improvements shall be completed by November 15, 2016, unless extended by the 
zoning administrator, or the permit may be revoked for non-compliance. 

3. All signs are expected to comply with Chapter 541 of the Zoning Code. All new signage 
requires a separate permit from CPED. 

4. The west and south walls of the parking garage shall be completely enclosed,, shall comply 
with the blank wall limitations of section 530.120 of the zoning code, and shall include a 
densely planted landscaped area immediately to the west of the wall. 

5. A minimum of 74 parking spaces shall be designated for the on-site residential units and 
shall be signed as such. 

6. The final plans shall be revised to show that no fewer than two (2) long-term bicycle 
parking spaces will be provided for the theater as required by section 541.180 of the zoning 
code. 
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ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Survey 
5. Site survey 
6. Plans 
7. Building elevations 
8. Section and shadow study 
9. Renderings 
10. Photos 
11. Travel Demand Management Plan 
12. Public comments 

 

 



  
 
 
 
 
 
 

 
 
Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*Approved:  You may continue to the next phase of developing your project. 
*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved. 

 

 

Preliminary Development Review Report 
Development Coordinator Assigned: DONALD ZART 

(612) 673-2726 
don.zart@minneapolismn.gov 
 

 

 

Purpose   
The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their 
proposed development.  City personnel, who specialize in various disciplines, review site plans to identify issues 
and provide feedback to the Customers to assist them in developing their final site plans.  
 
The City of Minneapolis encourages the use of green building techniques. For additional information please check 
out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp. 
 
DISCLAIMER:  The information in this review is based solely on the preliminary site plan submitted.  The 
comments contained in this report are preliminary ONLY and are subject to modification.   
 

Project Scope 
Proposed 6 story mixed-use building consisting of 85 one to three bedroom apartments, approoximately 600 sf of 
restaurant space, an updated 150 seat theatre space for the Theatre Garage, 212 parking stalls (approx 90 for 
general public use, a rooftop plaza for outdoor theatre use, general use and restaurant seating and a solar panel 
array to support the buildings energy needs.  

Status *  Tracking Number: PDR 1001167 
RESUBMISSION 
REQUIRED 

 
Applicant:  TGMA DEVELOPERS LLC 

1221 NICOLLET MALL, SUITE 310 
MINNEAPOLIS, MN 55403   

  Site Address: 2000 LYNDALE AVE S 
2008 LYNDALE AVE S 
2012 LYNDALE AVE S 
2014 LYNDALE AVE S 
2018 LYNDALE AVE S 
 

  Date Submitted: 28-JAN-2014 
  Date Reviewed: 07-FEB-2014 



Minneapolis Development Review 
 

Tracking Number: PDR 1001167  

 

PDR Report ver 3.0 (PDRR1.doc)  2

Review Findings (by Discipline) 

 Zoning - Planning 
 Based on staff's preliminary review, the following land use applications have been identified: 

 Petition to rezone the properties located at 2008-2018 Lyndale Avenue South from the C1 
Neighborhood Commercial District to the C2 Neighborhood Corridor Commercial District. 

 Conditional use permit to allow a principal district parking facility in the C2 Neighborhood 
Corridor Commercial District. 

 Conditional use permit to increase the maximum allowed height from 56 feet to 75.4 feet. 
 Variance to increase the maximum allowed floor area ratio. 
 Variance to reduce the rear yard setback from 15 to 3.2 feet. 
 Variance to reduce the south interior side yard setback from 15 to 3.1 feet. 
 Site plan review for a six-story, mixed-use building with 85 dwelling units. 

 Additional applications may be required, depending on the plans that the applicant formally submits. Staff has 
reduced the minimum off-street parking requirement based on the assumption that the applicant will provide a 
transit shelter on-site. Staff would like the applicant to discuss this possibility with Metro Transit as soon as 
possible, preferably before submitting an application. Sign plans have not been submitted in this plan set and 
would be necessary to determine whether the proposal would need any applications related to signage. 
Similarly, a solar energy systems application would be necessary to determine whether the proposed solar 
panels would require a conditional use permit. 

 The proposal exceeds the minimum landscaping requirements in the zoning code's site plan review standards. 
Staff is primarily concerned with the reduced rear yard setback and number of above-grade parking levels 
adjacent to residential uses. 

 Staff would like to see the following changes in the proposed plans: 
 Ensure that the appearance of the rear and side walls of any building shall be similar to and 

compatible with the front of the building (Section 530.120). 
 Eliminate tandem stalls on the street level. 
 Address how the transformer will be screened or relocated. 
 Indicate how the development meets the minimum bicycle parking requirement for each use. 

 Addressing 
 Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority 

for assignment of all addresses, verification, change, and/or additions. Each proposed address number uses the 
street that provides the best/direct access for life safety equipment and best/direct access to the occupants. 

 Starting on the corner of Lyndale and Franklin: 
 The Restaurant has a proposed address of 2004 Lyndale Ave 
 The Residential lobby has a proposed address of 2008 Lyndale Ave 
 The Theatre Garage lobby has a proposed address of 2010 Lyndale Ave 
 The 5 retail spaces will be, from North to South, 2012, 2014, 2016, 2018 & 2020 Lyndale 

 When assigning suite numbers to the interior dwelling spaces the following guidelines apply: 
 The first one to two digits of the suite sequence number will designate the floor number of the site. 
 The last two digits of the suite sequence number will designate the unique ID for the unit (condo, suite, unit, 

or apartment). 
 Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not common areas.  

For example, laundry rooms, saunas, workout rooms, etc., would not be assigned numbers. 
 Please provide each condo, suite, unit or apartment number. 
 This building is also considered to have a parking ramp per MCO Chapter 108. As such, within 5 years of the 

date of the certificate of occupancy being issued, the parking ramp will be required to have annual inspections 
and apply for a Ramp Operating Certificate. 
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 Parks - Forestry 
 Contact Paul Martinson (612-499-9209) regarding removal or protection of trees during construction in the 

city right of way. 
 Effective January  1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted 

an update to the existing Parkland Dedication Ordinance. 
 The adopted City of Minneapolis Parkland Dedication ordinance is located in Section 598.340 of the City's 

Land Subdivision ordinance:  
 http://library.municode.com/index.aspx?clientId=11490  

 As adopted, the fee in lieu of dedication for new residential units is $1,500 per unit (affordable units excluded 
per ordinance) and for commercial and industrial development it is $200 per development employee (as 
defined in ordinance).  Any dedication fee (if required) must be paid at the time of building permit issuance.  
There is also an administration fee that is 5% of the calculated park dedication fee. 

 As proposed, for your project, Theatre Garage & Marquee Apartments, the calculated dedication fee is as 
follows: 

 Total Park Dedication Fee = 
 Non-residential ($1,800)+Residential(85 units x $1,500 per unit) ($127,500) =   $129,300  
 Total Park Dedication Administrative Fee:          $1,000  
 Total Park Dedication related fees =       $130,300 

 This is a preliminary calculation based on your current proposal; a final calculation will be made at the time 
of building permit submittal. 

 For further information, please contact Don Zart at 612-673-2726 

 Right of Way 
 An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as: 

plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks 
and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised 
landings, retaining walls, access ramps, and railings (NOTE:  railings may not extend into the sidewalk 
pedestrian area).  Please contact Bob Boblett at (612) 673-2428 for further information. 

 Note to the Applicant:  Any elements of an earth retention system and related operations (such as construction 
crane boom swings) that fall within the Public right-of-way will require an encroachment permit application.  
If there are to be any earth retention systems which will extend outside the property line of the development 
then a plan must be submitted showing details of the system.  All such elements shall be removed from the 
Public right-of-way following construction with the exception of tie-backs which may remain but must be 
uncoupled and de-tensioned.  Please contact Bob Boblett at (612) 673-2428 for further information. 

 In addition, any elements of an earth retention system and related excavations that fall within the Public right-
of-way will require a "Right-of-Way Excavation Permit".  This permit is typically issued to the General 
Contractor just prior to the start of construction.  However, it is the Applicant's responsibility to insure that all 
required permits have been acquired by its consultants, contractors, sub-contractor's prior to the start of work. 

 Street Design 
 Note to the Applicant:  The corner radius at Lyndale and Franklin does not appear to be graphically correct 

(possibly a CADD error). 
 All driveway aprons shall be designed and constructed to City standards; driveway aprons shall be shown 

graphically correct on all plan sheets.  Please refer to the details included on Sheet C5.0 of the plans. 
 Public Works is reviewing the plans with Hennepin County staff; there is a chance that the taper along 

Lyndale could be removed and the curb alignment changed.  Please contact Paul Miller at (612) 673-3603 for 
further information. 

 Provide curb profile for any length of curb replacement greater than 50' 
 Please work with Metro Transit if looking to relocate bus stop locations. The Metro Transit Contact is 

Maurice Roers (Manager - Facilities Planning, Engineering & Facilities)  Direct: 612.349.7684 
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 Sidewalk 
 The sidewalk layout shown on the Site Plan (Sheet C2.0) and the Landscaping Plan (Sheet L1.0) does not 

adequately detail all of the proposed encroachments in the Public right-of-way.  The Applicant shall include 
the actual design details necessary to fully describe the streetscape and landscaping design.  Details and 
standard plates for decorative paving, planters, benches, tree grates, tree planting shall be included in the 
plans.  Decorative pavements and sidewalk features are generally not recommended within the pedestrian 
thru-zone of the Public sidewalk.  Please contact Paul Miller at (612) 673-3603 for further information 

 Review planter location adjacent to curb cut on Lyndale. 
 It is recommended that streetscape details and tree planting in the Public right-of-way be similar to the 

standard established along Lyndale Ave. immediately south of the proposed development; this includes tree 
trenches, structured soils, and pervious pavers separating tree grates.  Sidewalk layouts and landscaping in the 
Public right-of-way shall follow established design standards; refer to the following: 

 City of Minneapolis Urban Forest Policy 
(http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_282934.pdf   ) 

 Access Minneapolis - Design Guidelines for Streets and Sidewalks 
(http://www.minneapolismn.gov/publicworks/transplan/comp/public-works_trans-plan_designguidelines  ) 

 ADA compliant pedestrian ramps are required at each crosswalk at the intersection of Franklin Ave. and 
Lyndale Ave. S.  Construct two (2) ADA compliant pedestrian ramps at this location.  Include the appropriate 
details and standard plates in the site plan, refer Mn/DOT Standard Plan 5-297.250 Pedestrian Curb Ramp 
Details at:  http://standardplans.dot.state.mn.us/stdplan.aspx  

 Traffic and Parking 
 The nature of the proposed development is such that traffic impacts could be an issue; please contact Allen 

Klugman at (612) 673-2743 to discuss the potential requirements of a Travel Demand Management Plan 
(TDMP). 

 The Applicant shall note the location of any existing Metro Transit "bus stops" on the site plan. 
 The site plan indicates three (3) curb cut access points to the development; current ordinance states that all 

maneuvers associated with loading, parking or sanitation pick-up for a private development shall occur on 
private property.  Please provide a narrative explaining the various vehicle access requirements, deliveries, 
and trash removal operations.  Show turning maneuvers for all truck type vehicles on the site plans that will 
be using the parking entrance areas.  More detail is required for the vehicle access points to the development 
such as garage door types, door operations, pedestrian safety/warning devices etc.  Vehicle ramps into parking 
structures shall have no more than a 4% slope for the first 20 feet from the right of way (please indicate slope 
on the drawings). 

 Please contact Bill Prince at (612) 673-3901 regarding existing and proposed street lighting.  All street 
lighting (existing and proposed) shall be shown clearly on the site plan.  Note to the Applicant:  If decorative 
street lighting exists on the proposed site it must be preserved or replaced at existing levels.  Street lighting 
will be strongly encouraged in areas immediately adjacent to existing lighting systems, in high density areas 
such as Uptown and the University of Minnesota, and along major pedestrian corridors and business nodes as 
identified in the Minneapolis Street Lighting Policy. 

 Contact Nick Van Gunst at (612) 673-2172 prior to construction for the temporary removal and relocation of 
any City of Minneapolis signal system that maybe near the construction limits as the construction project will 
assume all costs for this work. 

 Water 
 Based upon past experience with developments of this size, Public Works would recommend that the service 

lines be reduced as follows:  6" for fire safety (unless expressly directed by the Minneapolis Fire Department) 
and a 4" domestic water service (see handout). Contact Rock Rodgers at 612-673-2286 for information. 
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 Environmental Health 
 No records are on file with the Minnesota Pollution Control Agency regarding these of any of these tanks or 

their condition. It is recommended the developer entire the Minnesota Pollution Control Agency Voluntary 
Investigation and Clean-up program to review the environmental condition of the soils on site and obtain a 
letter of no association for impacted soils if identified during investigation. 

 If the project will be disturbing identified impacted soils on the site preapproval for removal, disposal and/or 
reuse of must occur from the MCPA and the City of Minneapolis prior to beginning excavation activities. If 
impacted soil is encountered during site activities call the MN State Duty officer at (615) 649-5451. 

 If dewatering is required during site construction see below for city permit requirements. Subgrade structures 
should be designed to prevent infiltration of groundwater without the need for a permanent dewatering system 
being installed. If a continuously operating permanent dewatering system is needed it must be approved as 
part of the sanitary sewer and storm drain site plan approval prior to construction beginning. 

 No construction, demolition or commercial power maintenance equipment shall be operated within the city 
between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and 
state and federal holidays, except under permit. Contact Environmental Services at 612-673-3867 for permit 
information. 

 Permits and approval are required from Environmental Services for the following activities: Temporary 
storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and 
discharge of accumulated storm water or ground water, underground or aboveground tank installation or 
removal, well construction or sealing. Contact Tom Frame at 612-673-5807 for permit applications and 
approvals. 

 A review of the project, permits issued and an inspection from Environmental Service for identification of 
equipment and site operations that require annual registration with the City of Minneapolis will occur for this 
project. 

 Historical Preservation Committee 
 There is no preservation flag on this property. Howerver, whenever a structure is to be wrecked, a 

preservation review is required.  A licensed wrecking contractor is required. 

 Sewer Design 
Stormwater Management:   
 This area has experienced flooding issues in the past.  Please provide stormwater modeling calculations for 

the existing and proposed conditions.  It is requested that stormwater management be provided on-site to 
reduce the volume and maximum discharge as much as feasible.  Please also identify the existing and 
proposed drainage patterns on the site. 

 Based on the stormwater modeling calculations, requested above, the proposed storm sewer connection to the 
City main in Franklin Ave W will be further evaluated and may need to be revised. 

 Please provide a copy of any geotechnical investigations performed at the site. 
Utility Connections:   
 It is recommended that the existing sanitary sewer services proposed to be connected to be televised and 

evaluated prior to construction to determine if they are suitable for reuse. 
 Please identify the first floor elevation and the low floor elevation on the Grading Plan. 
Utility:   
 All existing and proposed public utilities (water, sanitary, and storm sewer) on and adjacent to the property 

shall be shown on the plans with corresponding pipe sizes, types and invert elevations.  For City sanitary and 
storm sewer infrastructure records contact (612) 673-2405.  Please include this information on the Utility 
Plan. 

 For comments or questions on Public Works Surface Water & Sewers Division related requirements please 
contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov 
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 Fire Safety 
 Provide required automatic fire suppression and fire detection systems throughout building 
 Fire department connection must be located on the address side of building and within 150 feet of a fire 

hydrant 
 Provide and maintain fire department access at all times 
 Contact Mike Raeker, 612-673-2624 with any questions. 

 Business Licensing 
 Please contact Don Zart (612-673-2726) to discuss any Business Licensing or Health Plan review 

requirements that are needed. 

 Construction Code Services 
 Some footings along street sides may encroach into public space.  Footing encroachments 8' or more below 

grade can project up to 12" into public space. 
 The proposed method of earth retention requires review for permit purposes. 
 Verify level of water table or perched water. 
 One hour rated walls are required along the west and south sides.  Openings in walls greater than 3' to 5' from 

the property line cannot exceed 15%.  An open parking garage requires 20% openings on two or more sides. 
 It is assumed that the basement, first floor and parking garage will be Type 1 or 2 construction.  Verify the 

special provisions for parking above residential in Section 509. 
 The northern most units on the 6th level are shown with one exit. Per Table 1019.2, a maximum of 3 stories 

of R-2 are allowed ( emergency escape and rescue openings required)  with one exit.  Is it the intent for the 
2nd exit on the 6th level to travel across the roof?  Per 1024.1 , an exit discharge shall not re-enter a building. 

 Exit doors from the roof deck and parking shall swing in the direction of travel. 
 An accessible route from parking to the side restaurant entrance is required. 
 Please contact the Metropolitan Council to have a SAC determination made.  Please see this link for 

additional information. 
http://www.minneapolismn.gov/www/groups/public/@regservices/documents/webcontent/convert_281675.pd
f  

 
 

END OF REPORT
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July 10, 2014 
 
Mei-Ling Anderson 
City Planner 
Land Use, Design & Preservation 
250 South 4th Street – Room 300 
Minneapolis MN 55415 
 
 
Re: 2004-2018 Lyndale Avenue South, Minneapolis (Theatre Garage and Marquee Apartments) – 

Project Description / Statement of Proposed Use 
 
The subject property is located on the southwest quadrant of the intersection of Franklin and Lyndale 
Avenues in South Minneapolis in the Lowry Hill East Neighborhood.  The property is comprised   of five 
parcels containing two commercial buildings and a large, surface parking lot.   
 
The multi-tenant commercial building situated on the northern part of the site was originally 
constructed in 1923 as an automotive sales and showroom building. This building is currently occupied 
by the Minneapolis Theatre Garage, Steeple People Thrift Store and a Barber Shop.  The one story 
smaller multi-tenant commercial building located on the south property line of the site was constructed 
in 1958 and currently houses an art gallery and a dry-cleaners drop-off/pick-up and tailors.  Situated 
between the two commercial buildings is a large, surface parking lot of approximately 54 stalls.  This site 
and intersection  is seen by many neighborhood residents and City officials as a gateway or entrance 
point to south Lyndale Avenue, Lyn-Lake, Uptown and South Minneapolis neighborhoods. 
 
Master Properties Minnesota, on behalf of TGMA Developers, LLC, and Collage Architects, propose to 
construct a new, mixed-use building on the site that architecturally defines the intersection and 
establishes a prominent gateway to South Minneapolis.   The proposed development would place a new, 
sit down restaurant at street level, anchoring the intersection. New retail spaces  would front Lyndale 
Avenue as well as a lobby that will provide access to a new, 150-seat Theatre Garage space.  Structured, 
surface parking to support the proposed retail space will be situated behind the retail  spaces . 
 
Above street level, four levels of market rate apartments will front Lyndale Avenue while five levels 
front Franklin Avenue and the intersection.  Tucked behind the apartments is a four story, district 
parking structure to support the project’s parking needs as well as provide public parking for 
neighborhood residents and local businesses.   
 
The proposed Theatre Garage development project will bring life and vibrancy to an underutilized site 
and prominent commercial intersection. The project will establish a significant gateway into the 
neighborhood, as well as make the area more pedestrian friendly by replacing the current surface 
parking lot with vibrant storefronts, a performance theater and a restarurant.  The regional parking 
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structure, tucked behind the retail and housing will help to solve a critical shortage of neighborhood 
parking and   provide parking  for neighborhood businesses and residents in the area. 
 
 
 
The proposed plan includes: 
 

 Construction of: 
o 82 one and two bedroom apartments 
o Approximately 7300sf of restaurant space 
o Residential street lobby for the residential units of the building along Lyndale Avenue 
o 7400sf of retail and theatre space along Lyndale Avenue 
o 160 parking stalls  
o A solar panel array to aid in offsetting the building’s energy costs 

 

Land Use Applications to be applied for include: 

 Rezoning 2008-2018 Lyndale Avenue South from C1 to C2 

 Conditional Use Permit to increase max allowable height from 56 to 73’5 3/8” 

 Variance for a reduction in side and rear yard setbacks 
o Side yard: From 15’ to 3.5’ 
o Rear yard: From 15’ to 3.8’ 

 
 



 
 
 
 
 
 

Master Properties Minnesota, LLC 
201 West Broadway Avenue 

Minneapolis, MN 55411 
Phone: 612.872.9200 Fax: 612.872.9201 

www.masterpropertiesmn.com 
 

           REAL ESTATE  DEVELOPMENT          CONSTRUCTION 
 

July 10, 2014 
 
Mei-Ling Anderson 
Senior City Planner 
City of Minneapolis 
Community Planning & Economic Development 
Planning Division – Development Services 
250 South 6th Street, Room 300 PSC 
Minneapolis, MN 55414-1393 
 
 
RE: General Land Use Application: CONDITIONAL USE PERMIT APPLICATION 

 

Subject Property: 2004-2018 Lyndale Avenue South, Minneapolis, MN 

 

Conditional Use Permit  (1): To allow for an increase in maximum height from 56’ to 73’5 3/8” 

Master Properties Minnesota, LLC, on behalf of TGMA Developers, LLC, is requesting a conditional use 

permit to allow for an increase in maximum building height from 56’ to 73’ 5 3/8”. 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or 
endanger the public health, safety, comfort or general welfare. 
Granting of an increase in maximum height of the proposed project from 56’ to 73’5 3/8” would 

not be detrimental nor endanger the public health, safety, comfort or general welfare.  The 

topography at the subject site is such that the intersection is in a valley which rises steeply to 

the west and east along Franklin.  When comparing the height of the proposed structure with 

structures in the immediate vicinity, taking into account the grade change, the structure is in 

line with the heights of the surrounding neighborhood.   The intersection has also been 

identified as an area where the City would like to see increased density and mixed-use 

development.  Allowing for increased height at the corner/intersection of this site would allow 

for compliance with the City’s plans for increased density at commercial and transit corridors.   

2. The conditional use will not be injurious to the use and enjoyment of other property in the 
vicinity and will not impede the normal and orderly development and improvement of 
surrounding property for uses permitted in the district. 
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The properties to the west of the subject site are the only residential properties to directly abut 

the proposed project.  The portion of the proposed structure which exceeds the existing 

maximum height code for C2 is along Franklin.  Franklin’s grade changes drastically from the 

intersection to both the west and east.   The point at which the building abuts the adjacent 

residential uses, the grade is approximately seven feet higher than at the existing grade at the 

intersection.  This grade change along Franklin Avenue gives the proposed building  an 

appearance of being five stories rather than six, 66’ rather than 73’. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or 
will be provided. 
Master has contracted with a civil engineering firm who has prepared a comprehensive utility 
and drainage plan for the subject site.  The proposed project will have access both from Lyndale 
and Franklin Avenues. 
 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public 
streets. 
Master has contracted with a private traffic engineering and urban planning consultant to 
prepare a Travel Demand Management Plan (TDMP) to assess the proposed design and its 
impacts on the public infrastructure as well as how the project itself will integrate with the 
existing infrastructure.  The analysis has shown that the proposed design will not cause traffic 
congestion in the public streets, rather it will provide a more efficient intersection design by 
closing the existing curb cuts near the intersection and replacing them with two curb cuts 
furthest from the intersection.  In addition, Hennepin County has agreed to allow for the 
reconstruction of the curb alignment along Lyndale Avenue at the intersection in order to 
eliminate the existing taper as well as reduce the pedestrian crossing length across Lyndale. 
 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 
The City’s comprehensive plan for sustainable growth identifies the intersection of Franklin and 

Lyndale as an area for density and mixed-use development.  Allowing additional height at the 

intersection corner of the proposed project would allow for additional density at this location. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the 
district in which it is located. 
The requested Conditional Use for increased height is consistent with the regulations in the C-1 

district for a mixed-use development.  The conditional use requested is directly related to the 

desire to provide additional density at the intersection of major commercial corridors and 

provides great benefit to the neighborhood by establishing housing at major transit 

intersections. 

 

Additional findings for conditional use permit for INCREASING MAXIMUM HEIGHT: 

1. Access to light and air of surrounding properties. 
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The architectural team has provided a shadowing and context study for the proposed project.  

The proposed project will produce minimal shadowing effects to neighboring properties through 

the various seasons and equinoxes.   

2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 
There are no significant public spaces or existing solar energy systems in the area that would be 

adversely affected by shadowing.    Any shadowing of neighboring properties has been 

minimized through architectural design elements of reduced height and step backs in building 

design in areas closest to residential neighbors. 

3.  The scale and character of surrounding uses. 
The topography of the immediate area in which the subject site is located shows drastic grade 

changes with a valley, or low point, at the intersection  and includes steep inclines to the west 

and east along Franklin Avenue.  Taking into account these grade changes, the proposed height 

of the building fits appropriately within the scale and character of surrounding uses. 

4. Preservation of views of landmark buildings, significant open spaces or water bodies. 
There are no designated landmark buildings, significant open spaces or water bodies that would 

be adversely affected by the requested additional height of the proposed project. 
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July 10, 2014 
 
Mei-Ling Anderson 
Senior City Planner 
City of Minneapolis 
Community Planning & Economic Development 
Planning Division – Development Services 
250 South 6th Street, Room 300 PSC 
Minneapolis, MN 55414-1393 
 
 
RE: General Land Use Application: VARIANCE APPLICATION 

 

Subject Property: 2004-2018 Lyndale Avenue South, Minneapolis, MN 

 

Variance  (1): To allow for a reduction in rear and side yard setbacks from 15’ to 3.8’ and 3.5’ 

respectively. 

Master Properties Minnesota, LLC, on behalf of TGMA Developers, LLC, is requesting a variance to 

reduce the minimum rear and side yard setbacks from 15’ to 3.8’ and 3.5’ respectively. 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to 
the property. The unique circumstances were not created by persons presently having an interest 
in the property and are not based on economic considerations alone. 
Several existing site conditions require Master Properties MN (Master) and TGMA Developers to 

request a variance to reduce the side and rear yard setbacks for this project.  The most 

impactful condition being the soil conditions of the site.  Master has completed geotechnical 

and environmental engineering soils analysis on the site.  The existing soils are unsuitable and 

non-compactable and require 100% of the building to be constructed above ground.  Due to the 

strict dimensions of stalls and drive aisles required to construct a parking facility, the architect 

has  positioned the building as far from the west property line as possible to still accommodate 

code-required parking stalls and circulation/drive aisle dimensions, while still allowing for the 

major load bearing wall separating the parking structure from the residential structure.  If the 

building were relocated any further from the west property line, a majority of the parking would 

be lost due to an inability to accommodate the required parking structure dimensions. 
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Keeping setbacks along the continuous retail wall along Lyndale will continue the policies 

outlined in the City’s plan for sustainable growth for strong commercial and transit corridors.   

2. The property owner or authorized applicant proposes to use the property in a reasonable 
manner that will be in keeping with the spirit and intent of the ordinance and the comprehensive 
plan. 
Master, in working with our architectural, civil, and landscaping consultants, has proposed to 

maximize the proposed side and rear yard setbacks to still keep with the spirit and intent of the 

zoning ordinance.  Along the western property line, the parking structure is setback 7’.  This 

dimension is in keeping with the code requirement for setbacks of 5+2(x)’, with x being the 

number of stories above 1st floor.  Due to the existing grade change that increases in height as 

one moves west, the parking structure will be 28 feet above grade from the residential 

properties to the west.  Within the proposed 7’ setback, Master proposes to fill the setback with 

extensive shrubs, trees, arborvitae and   additional landscaping materials. 

Additionally, the building design provides for residential window fenestrations above the 

commercial first floor, the architectural team has proposed a series of setbacks and insets  to 

eliminate any  commercial buildings from residential buildings future setback code 

requirements. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity.  If granted, the proposed variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the 
property or nearby properties. 
The proposed variance will not alter the essential character of the locality or be injurious to the 

use or enjoyment of other property in the vicinity nor will it be injurious or detrimental to the 

health, safety, or welfare of neither the general public nor those utilizing the property or nearby 

properties.  As outlined above, Master plans to utilize the reduced setback by planting various 

shrubs, trees and other landscaping, in order to provide a buffer between the subject site and 

the adjacent sites.  In  keeping with the City’s policies in the Minneapolis plan for sustainable 

growth, eliminating and minimizing “gaps” in the proposed  building (commercial wall) design  

will eliminate “dark” or “dead” spots for pedestrians utilizing public sidewalks along these 

commercial corridors.  The continuous wall will make for a more enjoyable and safe pedestrian 

experience as well as further foster vibrant commercial activity at the street level. 
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Master Properties Minnesota LLC

Eiden Building-North Loop Gateway

201 W Broadway Avenue
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P: 612-872-9200 F: 612-872-9201

www.masterpropertiesmn.com
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SITE PLAN LEGEND:

OPERATIONAL NOTES:

CITY COORDINATION NOTES:SITE PLAN NOTES:

GOPHER STATE ONE CALL

WWW.GOPHERSTATEONECALL.ORG

(800) 252-1166 TOLL FREE

(651) 454-0002 LOCAL

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.

07/10/14

SITE AREAS CALCULATIONS:
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THE LAWS OF THE STATE OF MINNESOTA.
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SHEET TITLE

PROJECT NO:

DRAWN BY:

CHK'D BY:

DESCRIPTIONDATENO.

www.collagearch.com

DATE:

Theater Garage Marquee Apartments
Developers, LLC.
612.872.9200
1221 Nicollet Mall, Suite 310
Minneapolis, MN 55403

Collage | architects
Architects
Pete Keely
651.472.0050
705 Raymond Avenue, Suite #200
St. Paul, Minnesota 55114

Ericksen Roeds & Associates
651.251.7570
2550 University Avenue West, Suite #201
St. Paul, Minnesota 55114

CivilSITE Group
Patrick Sarver
952-250-2003
4931 W. 35th Street, Suite #200
St. Louis Park, Minnesota 55416

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 ARCHITECT UNDER THE LAWS OF THE
STATE OF MINNESOTA.

PETER KEELY, REG. NO.: 23570
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T100

TITLE SHEET AND
CODE REVIEW

MASTER DEVELOPMENT

THEATER GARAGE /
MARQUEE APARTMENTS

07.10.2014

14_001

2004-2018 LYNDALE
AVENUE, MINNEAPOLIS

BGAO

Checker

LAND USE
APPLICATION SET

07.10.2014

THEATER GARAGE

UNIT SCHEDULE
Name Area BD BA

UNIT 440 SF 1 1
UNIT 459 SF 1 1
UNIT 517 SF 1 1
UNIT 531 SF 1 1
UNIT 538 SF 1 1
UNIT 553 SF 1 1
UNIT 555 SF 1 1
UNIT 591 SF 1 1
UNIT 605 SF 1 1
UNIT 611 SF 1 1
UNIT 623 SF 1 1
UNIT 623 SF 1 1
UNIT 625 SF 1 1
UNIT 640 SF 1 1
UNIT 653 SF 1 1
UNIT 657 SF 1 1
UNIT 691 SF 1 1
UNIT 700 SF 1 1
UNIT 943 SF 2 2
UNIT 1010 SF 2 2
FOURTH LEVEL: 20
UNIT 440 SF 1 1
UNIT 506 SF 1 1
UNIT 508 SF 1 1
UNIT 527 SF 1 1
UNIT 531 SF 1 1
UNIT 553 SF 1 1
UNIT 555 SF 1 1
UNIT 558 SF 1 1
UNIT 563 SF 1 1
UNIT 565 SF 1 1
UNIT 583 SF 1 1
UNIT 583 SF 1 1
UNIT 594 SF 1 1
UNIT 633 SF 1 1
UNIT 683 SF 1 1
UNIT 943 SF 2 1
UNIT 960 SF 2 1
FIFTH LEVEL: 17
UNIT 559 SF 1 1
UNIT 569 SF 1 1
UNIT 594 SF 1 1
UNIT 633 SF 1 1
UNIT 646 SF 1 1
UNIT 933 SF 2 1
UNIT 1028 SF 2 2
UNIT 1029 SF 2 2
SIXTH LEVEL: 8
Grand total: 82

UNIT SCHEDULE
Name Area BD BA

UNIT 440 SF 1 1
UNIT 459 SF 1 1
UNIT 517 SF 1 1
UNIT 538 SF 1 1
UNIT 569 SF 1 1
UNIT 591 SF 1 1
UNIT 594 SF 2 1
UNIT 623 SF 1 1
UNIT 623 SF 1 1
UNIT 627 SF 1 1
UNIT 627 SF 1 1
UNIT 631 SF 1 1
UNIT 647 SF 1 1
UNIT 691 SF 1 1
UNIT 700 SF 1 1
UNIT - TYPE 'A' 792 SF 1 1
UNIT 1023 SF 2 2
SECOND LEVEL: 17
UNIT 440 SF 1 1
UNIT 459 SF 1 1
UNIT 529 SF 1 1
UNIT 530 SF 1 1
UNIT 531 SF 1 1
UNIT 553 SF 1 1
UNIT 561 SF 1 1
UNIT 591 SF 1 1
UNIT 604 SF 1 1
UNIT 619 SF 1 1
UNIT 625 SF 1 1
UNIT 627 SF 1 1
UNIT 630 SF 1 1
UNIT 636 SF 1 1
UNIT 637 SF 1 1
UNIT 639 SF 1 1
UNIT 691 SF 1 1
UNIT 700 SF 1 1
UNIT 943 SF 2 2
UNIT 1023 SF 2 2
THIRD LEVEL: 20

AREA SCHEDULE - GROSS BUILDING
Area FAR Calc Level Name

249 SF 249 SF FIRST LEVEL BIKE
355 SF 355 SF FIRST LEVEL LOADING
1467 SF 1467 SF FIRST LEVEL LOBBY
481 SF 481 SF FIRST LEVEL MECHANICAL
13712 SF 0 SF FIRST LEVEL PARKING
7332 SF 7332 SF FIRST LEVEL RESTURANT
7422 SF 7422 SF FIRST LEVEL RETAIL
369 SF 369 SF FIRST LEVEL STAIR
573 SF 573 SF FIRST LEVEL STORAGE
31962 SF 18250 SF
18590 SF 0 SF SECOND LEVEL PARKING
10907 SF 10907 SF SECOND LEVEL RESIDENTIAL
3073 SF 3073 SF SECOND LEVEL UTILITY & CIRCULATION
32571 SF 13981 SF
16692 SF 0 SF THIRD LEVEL PARKING
12911 SF 12911 SF THIRD LEVEL RESIDENTIAL
2813 SF 2813 SF THIRD LEVEL UTILITY & CIRCULATION
32416 SF 15724 SF
16627 SF 0 SF FOURTH LEVEL PARKING
12918 SF 12918 SF FOURTH LEVEL RESIDENTIAL
2862 SF 2862 SF FOURTH LEVEL UTILITY & CIRCULATION
32408 SF 15780 SF
11191 SF 11191 SF FIFTH LEVEL RESIDENTIAL
2755 SF 2755 SF FIFTH LEVEL UTILITY & CIRCULATION
13946 SF 13946 SF
6242 SF 6242 SF SIXTH LEVEL RESIDENTIAL
1476 SF 1476 SF SIXTH LEVEL UTILITY & CIRCULATION
7718 SF 7718 SF
151021 SF 85400 SF

NOTE: THESE AREAS CALCULATIONS ARE PRELIMINARY ONLY, NOT INTENDED
FOR LEGAL OR FINANCIAL PURPOSES

DRAWING INDEX
Current
Revision EMAN TEEHS#DEUSSI

07/10/14 T100 TITLE SHEET AND CODE REVIEW
07/10/14 C0.0 SURVEY
07/10/14 C1.0 REMOVALS PLAN
07/10/14 C2.0 SITE PLAN
07/10/14 C3.0 GRADING & EROSION CONTROL PLAN
07/10/14 C4.0 UTILITY PLAN
07/10/14 C5.0 SITE DETAILS
07/10/14 L1.0 LANDSCAPE PLAN
07/10/14 AS100 SHADOW STUDIES
07/10/14 AS101 LIGHTING PLAN
07/10/14 A101 FIRST LEVEL
07/07/14 A102 SECOND LEVEL
07/10/14 A103 THIRD LEVEL
07/10/14 A104 FOURTH LEVEL
07/10/14 A105 FIFTH LEVEL
07/10/14 A106 SIXTH LEVEL
07/10/14 A107 ROOF PLAN
07/10/14 A200 ELEVATIONS
07/10/14 A200-A COLORED ELEVATIONS
07/10/14 A201 ELEVATIONS
07/10/14 A201-A COLORED ELEVATIONS

PROJECT LOCATION

FIFTH LEVEL

FIRST LEVELSECOND LEVEL

THIRD LEVELFOURTH LEVEL

SIXTH LEVEL

GROSS FAR

PARKING SCHEDULE
epyTleveLtnuoC

1 FIRST LEVEL ADA - 8'0 x 18' - 90 deg
2 FIRST LEVEL ADA - 8' x 18' (8' Aisle)
10 FIRST LEVEL Standard - 8'6 x 18' - 90 deg
FIRST LEVEL: 13
1 SECOND LEVEL ADA - 8' x 18' (8' Aisle)
18 SECOND LEVEL Compact - 8' x 15'
1 SECOND LEVEL Standard - 8'6 x 18' - 90 Deg
27 SECOND LEVEL Standard - 8'6 x 18' - 90 deg
SECOND LEVEL: 47
1 THIRD LEVEL ADA - 8' x 18' (8' Aisle)
17 THIRD LEVEL Compact - 8' x 15'
1 THIRD LEVEL Standard - 8'6 x 18' - 90 Deg
30 THIRD LEVEL Standard - 8'6 x 18' - 90 deg
THIRD LEVEL: 49
1 FOURTH LEVEL ADA - 8' x 18' (8' Aisle)
17 FOURTH LEVEL Compact - 8' x 15'
1 FOURTH LEVEL Standard - 8'6 x 18' - 90 Deg
32 FOURTH LEVEL Standard - 8'6 x 18' - 90 deg
FOURTH LEVEL: 51
GRAND TOTAL: 160
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1. ALL PLAN DIMENSIONS ARE NOMINAL TO FACE OF EXTERIOR SHEATHING OR
CONCRETE BLOCK AT EXTERIOR WALLS AND CENTERLINE OF WALL ASSEMBLY AT
INTERIOR WALLS, UNLESS NOTED OTHERWISE, SEE PARTITION SCHEDULE FOR
ACTUAL PARTITIONS. WHERE CLEAR DIMENSIONS NOTED, THESE MUST BE
MAINTAINED.

2. ALL PLAN DIMENSIONS AT WINDOWS ARE TO THE CENTERLINE, UNLESS OTHERWISE
NOTED. VERIFY ALL WINDOW ROUGH OPENING DIMENSIONS WITH MANUFACTURER.

3. IF DIMENSIONAL DISCREPANCIES OCCUR, NOFITY THE ARCHITECT IMMEDIATELY.

4. VERYIFY SLAB EDGE LOCATIONS, BRICK AND MASONRY FACE WITH ARCHITECTURAL
AND STRUCTURAL DETAILS.

5. WINDOW SIZES ARE BASED ON A GENERIC MODULAR AND MUST BE ADAPTED TO
ACTUAL MANUFACTURER SIZES.

6. PROVIDE ACOUSTI-MAT IN ALL AREAS NOT CARPETED. VERIFY CPT LOCATIONS,
TYPICALLY ALL BEDROOMS AND BEDROOM CLOSETS.

7. SEE STRUCTURAL PLANS FOR BEAM, JOIST, HEADER LOCATIONS AND SIZING.

8. SEE SHEET T100 FOR WALL FIRE RATINGS AND LOCATIONS. THIS INCLUDES ALL
PENETRATIONS THROUGH THESE ASSEMBLIES.

9. PROVIDE FIRE STOPPING AT ALL PENETRATIONS OF RATED ASSEMBLIES.

10. PROVIDE WOOD BLOCKING BEHIND ALL WALL HUNG CASEWORK, MILLWORK,
SHELVING, AND FIXTURES AS NECESSARY BASED ON MANUFACTURER'S
RECOMMENDATIONS.

11. GENERAL CONTRACTOR TO VERIFY WITH MECHANICAL SUBCONTRACTORS AS TO
LOCATIONS FOR EQUIPMENT, DUCTWORK, ETC. NOTIFY ARCHITECT OF ANY
NECESSARY CHANGES.

12. SEE G-100 FOR ALL WALL TYPES AND ASSEMBLIES.

13. NOT IN CONTRACT INDICATED BY BY DASHED LINE INCLUDES: WITHIN UNIT DOORS
AND FRAMS, BATHROOM CASEWOORK, FIXTURES & ACCESSORIES, KITCHEN
CASEWORK, APPLINACES, LAUNDRY FIXTURES, UNIT FINISHES AND ROOF PAVER
SYSTEM.

GENERAL PLAN NOTES
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Structure 1 – 2004 Lyndale Ave S, west wall from Franklin Avenue  

 



 
 

Structure 1 – 2004 Lyndale Ave S, North Wall from Franklin Avenue 
 
 

 
Structure 1 – 2004 Lyndale Ave S, East Wall from Lyndale Avenue  

 



 

 
 

Structure 1: 2004 Lyndale Ave S, East and North walls from intersection 
 



 
 

Structure 1: 2004 Lyndale Ave, Loading dock facing West from Lyndale 



 
 

Structure 1: 2004 Lyndale Ave, South wall from Parking Lot 
 
 

 
 

Retaining Wall: Facing north from parking lot 
 
 



 

 
 

Retaining Wall: Facing south in parking lot 
 

 
 

Structure 2: 2018 Lyndale Ave, North and East walls from parking lot 
 



 
 

Structure 2: 2018 Lyndale Ave, North wall from parking lot 
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INTRODUCTION

PURPOSE

This report presents a Travel Demand Management Plan (TDMP) for the Theater Garage Marquee
Apartments, a mixed-use residential and commercial development proposed to be constructed in the
southwest quadrant of the Lyndale Avenue/Franklin Avenue intersection in south Minneapolis. The
project proposer is Theater Garage Marquee Apartments (TGMA) Developers, LLC.

TDMPs are an element of the City of Minneapolis’ development review process. TDMPs address the
following issues.

1. Potential traffic and parking impacts that may result from project implementation,
2. Opportunities for the development’s end-users to access alternative transportation modes, such

as transit, bicycle and pedestrian facilities, and
3. TDMP action steps the development's owners and/or property managers will follow to ensure that

the completed project will contribute to the city's transportation goals (refer to Chapter 8
(Movement) of the Minneapolis Plan. The goals are that for a minimum of three days of the week,
a maximum of 50 percent of the residents will drive alone, 35 percent will use transit, and 15
percent will bike or walk.

Four key issue categories were identified by the City of Minneapolis Public Works Department for the
Theater Garage Marquee Apartments TDMP.

 Design Review --- A design review should be conducted to analyze the project’s design
elements that are transportation related. Of interest would be: a) the location and number of
driveways serving the site, b) sidewalk width adjacent to the development, and c) pedestrian
circulation and bicycle and transit accessibility.

 Traffic Impact Analysis --- Determine how the proposed development will affect the public’s
system of streets and intersections. Specifically attention should be given to the Lyndale/
Franklin intersection and the Lyndale/22nd intersection.

 Parking Generation and Required Supply --- This concern includes analyses of on-site parking
generation. The parking generation analysis should include justifications for the parking ratios
that are recommended for the proposed development. As will be explained in this document, it
is the developers’ intention that any excess parking capacity (beyond the calculated demand for
on-site uses) will be made available for other uses in the vicinity of the development.

 Travel Demand Management Strategies --- A major component of the Travel Demand
Management Plan are strategies that the owner/manager of the development will agree to
implement to help ensure that alternative travel modes can be accessed by the development’s
users.
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REGIONAL AND SITE LOCATIONS

Regional Location:
The Theater Garage Marquee Apartments (TGMA) development site is located in south Minneapolis on
the southwest corner of the intersection formed by Franklin and Lyndale Avenues. The development site is
within an area known as the Wedge, and the Lyndale/Franklin intersection is built out as a 100 percent
commercial corner.

The proposed site is ideally located to capture both local and regional markets. Sub-regional and regional
roads serving the site include:

 Hennepin, Lyndale, and Franklin Avenues are three Hennepin County roads with direct
connections to the interstate highway system. They also provide cross-Minneapolis
transportation service.

 I-94 and I-35W are principal arterials, with ramps north of the development site on Lyndale
Avenue and east of the site on Franklin Avenue. I-94 provides access to Saint Paul and I-394 and I-
694 two facilities that provide transportation service to the Twin Cities’ western and northwestern
suburbs. I-35W links the northern and southern suburbs to downtown Minneapolis

 I-394 is an east/west Principal Arterial that provides access between downtown Minneapolis and
the western suburbs.

Figure 1 shows the location of the site relative to the roadways described above and downtown
Minneapolis.
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Regional Location

Downtown
Minneapolis

TGMA
Regional Location
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Site Location Zoning, Parking, Transit, and Bicycle Services :
The TGMA development site is within a split zone, where the northern parcel of the site is zoned C2 for
uses within a neighborhood corridor commercial district, and the southern parcels are zoned C1 for
neighborhood commercial uses. The developer of the project is proposing to rezone the C1 parcels to
C2. No overlay zoning districts were identified for the development site.

Existing uses at the Franklin/Lyndale corner include:

 Rudolph’s Barbeque on the northeast corner
 Vision Loss Resources on the northwest corner
 Theater Garage, Steeple People Surplus Store, and a hair salon and art gallery on the southwest

corner
 Mortimer’s Bar and Restaurant on the southeast corner

With the exception of Steeple People, these businesses largely attract a customer base that is both local
and regional. Steeple People’s customer base is predominantly local.

Parking within the Study Area:
On-street parking is not permitted along Franklin Avenue nor along Lyndale Avenue adjacent to the
development site. Existing uses that occupy the development site (Theater Garage, Steeple People
Surplus Store, the hair salon, and art gallery) rely on off-street parking facilities. Theater Garage and
Steeple People both have small surface lots that are in the immediate southwest corner of the
Franklin/Lyndale intersection. They, and other existing uses on the southwest corner and some existing
uses along the west side of Lyndale Avenue, are also permitted to park in the Rudolph’s Barbeque
surface lot.

Transit Routes Serving the Study Area:
The study area is well served by transit. Bus stops serving the
project area, shown to the right, are located both on the near side
and far side of intersections. The north/south routes have near
side bus stops along Lyndale Avenue at Franklin and 22nd
Avenues. The eastbound route (Route 2) that runs along Franklin
Avenue has a near side bus stop, and westbound Route 2 along
Franklin Avenue has a far side stop. Table 1 on the following page
outlines bus routes serving the site and identifies the locations of
bus stops. Figure 2 illustrates the routes.

These routes provide a high level of transit service to the proposed
development. All of the routes listed above, except Route 2, serve
the Minneapolis CBD. Other trip destinations served by these
routes, either directly or by transfer, include downtown Saint Paul,
the University of Minnesota, the Midway area, and the
airport/Mall of America.

Bicycle Routes Serving the Study Area:
Figure 3 shows existing and proposed bike paths that serve the
project area. The project area is shown to be served by a large number of on-street bike paths. It
should be noted, however, that Lyndale Avenue is not an official bike path.
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Franklin Avenue
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TABLE 1
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
TRANSIT ROUTES

TRANSIT
ROUTE

Type of
Service

Nearest Bus
Stop to TGMA
Development

Route Characteristics
Major Line-Haul Street

and Destination
Peak Hour
Frequency

Off Peak
Frequency

Route 2 Local Franklin/
Lyndale Ave

Hennepin Ave/22nd St
to Hennepin Ave/6th St
SE

10 to 17 min 20 to 30 min

Route 4 Local Franklin/
Lyndale Ave

1st Ave NW/Old Hwy 8
to 82nd St/I-35W

20 min 20 min

Route 6 Local Franklin/
Lyndale Ave

Ontario/Beacon St SE to
Picture Dr/78th St SW

20 min 30 min

Route 12 Local Franklin/
Hennepin Ave

Opportunity Partners
(Hopkins) to
Hennepin/Washington
Ave

20 min 30 min

Route 17 Local 24th
St/Lyndale Ave

Lake St NE (Hopkins) to
27th NE/Washington St
NE

12 - 15 min 20 min

Route
113

Limited
Stop

Franklin/
Lyndale Ave

Oak/4th St SE to Lyndale
Ave/50th St

1 hour 1 hour

Route
115

Limited
Stop

Franklin/
Lyndale Ave

Oak/4th St SE to Grand
Ave/46th St

30 min 30 min

Source: Metro Transit 2014 Service Map.
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Figure 2
Project Area Transit Routes

Source: Metro Transit 2014
Service Map
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Figure 3
Project Area Bicycle Routes

Source: City of Minneapolis
Bicycle Map
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TGMA DEVELOPMENT PROGRAM

The proposed development will be constructed on the southwest corner of the block formed by Franklin
and Lyndale Avenues. Existing uses on the corner are Theater Garage, Steeple People Surplus Store, a hair
salon, Rudolph’s Barbeque surface lot, a dry cleaner and an art gallery. Each of these uses will be
demolished to make way for the development. The 2100 Building, which is attached to and south of the
dry cleaner, will not be demolished. The 2100 Building houses four retail shops and consists of
approximately 13,800 SF.

Uses programmed for the new development are detailed in Table 2, and illustrations presenting floor
plans, a section, and perspectives are shown on Figures 4A through 4E.

Franklin Avenue

Ly
n

d
al

e
A

ve
n

u
e

22nd Avenue

N

Theater Garage
(to be
demolished)

Steeple People
Surplus Store (to
be demolished)

Rudolph’s
Barbeque surface
lot (to be
demolished)

Dry cleaner and
art gallery (to be
demolished)

Existing retail uses
in 2100 Building
(to be retained)
with approx-
imately 13,800 SF
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TABLE 2
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
PROPOSED DEVELOPMENT PROGRAM

Source: Collage Architects

On-site parking for the new development will be accommodated with a 14-stall ground-level lot and a 149-
stall, above ground parking ramp. As shown on Figure 4A (Street Level Footprint), the surface lot will be
accessed via a two-way driveway at the southern edge of the project. This driveway will access Lyndale
Avenue. The parking ramp will be accessed via the southernmost driveway and a two-way driveway that
links the development to Franklin Avenue. Primary users of the 14-stall ground-level lot will be customers
of the retail shops identified in Table 2 and existing retail shops in the 2100 Building.

The parking ramp will be provided for the:

 82 apartment dwelling units
 300-seat restaurant
 150-seat theater
 4,000 SF retail shops
 Others in need of parking stalls within the Wedge District

The Bike/Transit Hub shown at the southeast corner of the proposed development will house vending
machines for bike tire repair and replacement and free bike route maps and transit route maps that the
public can access. It will also provide bike parking stalls for on-site residents and the general public.

1
In

addition, bike parking for the public (including patrons of on-site uses and retail shops in the 2100 Building)
is proposed to be provided on the south side of the development, as shown on Figure 4A.

1 The major supply of bike parking stalls for residents will be provided at a 1:1 ratio and will be located
along the west wall of the ground level parking area and at key locations convenient to users in the
parking ramp.

USE QUANTITY LOCATION
Theater 4,275 SF

150 seats
Below ground and at-grade

Quality restaurant (front of the house) 7,331 SF
300 seats

Ground level

Retail shops 4,000 SF Ground level
Bike transit hub 250 SF Ground level
Apartments 82 DU

84,006 GSF
66,319 Usable SF

2nd floor through 6th floor
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Figure 4A
Street Level Footprint

Drive 1 Drive 2
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Figure 4B
Second, Third and Fourth Level
Floor Plans

Second Level Floor
Plan

Third and Fourth
Level Floor Plans
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Figure 4C
Fifth and Sixth Level Floor Plans

Fifth Level Floor
Plan

Sixth Level Floor
Plans
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Figure 4D
Section through the Site
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Figure 4E
Site Perspective
(Looking South along Lyndale
Avenue)
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DESIGN REVIEW

This section of the TDMP addresses design-related issues that bear on transportation, both for the general
travelling public using the system of sidewalks, streets and intersections and travelers who will access the
development site for the purposes of shopping, dining, entertainment, residing, and providing services to
on-site uses for deliveries and on-site trash/garbage collection

PEDESTRIAN CIRCULATION AND TRANSIT ACCESSIBILITY

Data collected by the City of Minneapolis shows that the proposed development area has a high level of
pedestrian and bicycle traffic. Table 3 details non-motorized (pedestrian and bicycle) circulation during the
AM and PM peak periods at two intersections with crosswalks in the immediate project area.

TABLE 3
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
NON-MOTORIZED CIRCULATION ADJACENT TO THE PROPOSED DEVELOPMENT DURING PEAK TRAVEL
PERIODS
Intersection Year Peak

Period
Northside
East/West
Movement

Eastside
North/South
Movement

Southside
East/West
Movement

Westside
North/South
Movement

Total Non-
Motorized

Movements
Franklin/
Lyndale

1994 AM 0 0 0 0 0

Franklin/
Lyndale

1994 PM 6 0 0 0 6

Franklin/
Lyndale

2005 AM 15 23 20 13 71

Franklin/
Lyndale

2005 PM 31 23 59 42 155

Franklin/
Lyndale

2011 AM 3 7 9 31 50

Franklin/
Lyndale

2011 PM 44 48 42 78 212

22nd/
Lyndale

1995 AM 29 15 17 13 74

22nd/
Lyndale

1995 PM 0 0 0 0 0

22nd/
Lyndale

2011 AM 21 11 6 4 42

22nd/
Lyndale

2011 PM 79 63 131 91 364

22nd/
Lyndale

2012 AM 20 14 21 23 78

22nd/
Lyndale

2012 PM 142 30 43 44 259

Source: City of Minneapolis Traffic Count Management System
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These data show the importance of the two intersections within the project area to a growing number of
travelers who are not using automobiles. Keeping in mind the fact that transit riders are pedestrians, the
importance of the bus stops in the immediate project area is also brought to light by the data in Table 3.

LYNDALE AVENUE SIDEWALK WIDTH

Shown in the aerial photograph to the right is the
existing southwest corner of the Franklin
Avenue/Lyndale Avenue intersection. Field
measurements showed that the sidewalk on the west
side of Lyndale Avenue, south of Franklin Avenue, is
approximately 9 feet wide at the curb. This current
width likely resulted from the construction of the
northbound, exclusive left-turn lane or the
construction of a bus pull-out when a far-side bus stop
was located on Lyndale Avenue, south of Franklin
Avenue.

The 9 foot width presents an unacceptable condition
for an area where pedestrian activity has been counted
and observed to be at a very high level. In addition to
the narrow sidewalk, two traffic signal poles, a parking
regulation sign and pole, a bus stop bench for
eastbound transit riders on Route 2, and other street
furniture (newspaper vending machines and a mail
box) further impede pedestrian circulation in the area.

Moving south from the intersection, the sidewalk on
the west side of Lyndale Avenue widens to a maximum
width of 15 feet at the south end of the 2100 Building.
It then abruptly narrows to 8 feet.

Given its location in the Wedge (an area served by transit routes), its mix of ground level entertainment,
restaurant, and retail/commercial uses, and its above ground dwelling units, the proposed development
will be oriented toward a high level of pedestrian patronage. This orientation will require sidewalk widths
that are wide enough to ensure that pedestrian circulation can be accommodated.

As shown on the street level floor plan (Figure 4A on page 10), the sidewalk on Lyndale Avenue will be
reconstructed as part of the proposed development project to provide a sidewalk that is consistently 20
feet wide from the intersection of Franklin/Lyndale to the southern edge of the project, a distance of
approximately 350 feet. Figure 4A shows that the sidewalk on Franklin Avenue will be reconstructed to a
width of 15 feet adjacent to the project. The Franklin Avenue sidewalk is currently only 8 feet wide.

DRIVEWAY LOCATIONS

Two driveways are included in the proposed design. (Refer to Figure 4A on page 10.) The first, Drive 1, is a
two-way drive that will provide access between Lyndale Avenue and the ground-level parking lot and also
to a ramp up to the parking garage. It is proposed to be located approximately 273 feet south of the

9’

15’

8’



Theater Garage Marquee Apartments
Travel Demand Management Plan

Page 17

Franklin/Lyndale intersection (corner clearance). The second, Drive 2, is a two-way driveway providing
access between the parking ramp and Franklin Avenue and is proposed to be located approximately 125
feet west of the Franklin/Lyndale intersection (corner clearance). The second drive will only provide
access to the parking garage.

The locations of these driveways, as proposed, will help ensure efficient traffic operations, pedestrian
circulation and safety, and transit accessibility on both Lyndale and Franklin Avenues, because:

 Their locations do not interfere with transit boarding and alighting operations.
 Both Lyndale and Franklin Avenues have two travel lanes in each direction. This configuration will

allow through vehicles to overtake vehicles turning left into the site at Drives 1 and 3

ON-SITE CIRCULATION

As shown on Figure 4A, vehicles destined for uses in the 2100 Building and on-site uses will be able to
enter and exit the ground-level parking lot and the parking ramp via Drive 1, a two-way driveway. Long
wheelbase vehicles destined for receiving/loading facilities and trash bins on the north end of the
development will also enter an exit the site at Drive 1.
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ANALYSIS OF TRAFFIC CONDITIONS

HISTORICAL TRAFFIC GROWTH RATES AND CALCULATED 2014 TRAFFIC VOLUMES

Findings from an analysis of historical turning movement counts collected by the City of Minneapolis at the
Franklin/Lyndale and 22nd/Lyndale intersection are outlined below.

 Franklin/Lyndale intersection (comparison of 2005 and 2011 data):
- East/west and north/south traffic volumes moving through the Franklin/Lyndale intersection

have decreased, both during the AM and PM peak hours.
- East/west traffic during the AM peak hour has decreased by approximately 40 percent

between 2005 and 2011, approximately 7 percent per year.
- North/south traffic during the AM peak hour has decreased by approximately 25 percent,

approximately 4 percent per year.
- East/west traffic during the PM peak hour has decreased by approximately 26 percent,

approximately 4 percent per year.
- North/south traffic during the PM peak hour has decreased by approximately 19 percent,

approximately 3 percent per year.
 22nd/Lyndale intersection (comparison of 1995 and 2012 data):

- East/west traffic volumes through the 22nd/Lyndale intersection are growing slowly (less
than 1 percent per year).

- North/south traffic volumes through the 22nd/Lyndale intersection have increased, both
during the AM and PM peak hours.

- North/south traffic during the AM peak hour has grown by approximately 82 percent,
approximately 5 percent per year.

- North/south traffic during the PM peak hour has grown by approximately 25 percent,
approximately 2 percent per year.

The annual growth rates outlined above were applied to the most current turning movements at the two
intersections to derive calculated 2014 turning movements. Table 4 presents calculated 2014 AM and
PM peak hour turning movements. Figure 5 illustrates the calculated AM and PM turning movements.

TABLE 4
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
CALCULATED 2014 AM AND PM PEAK HOUR TURNING MOVEMENTS

Source: Biko Associates, Inc.

Intersection Southbound Westbound Northbound Eastbound

Approach Approach Approach Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Franklin/Lyndale AM 226 664 36 31 92 232 16 965 40 90 171 20

Franklin/Lyndale PM 249 855 119 100 310 331 27 724 28 62 138 35

22nd/Lyndale AM 74 1348 36 7 29 63 9 1971 23 88 11 9

22nd/Lyndale PM 42 1800 93 42 115 75 32 1465 49 90 56 18
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Figure 5
Calculated 2014
Turning Movements
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EXISTING INTERSECTION CAPACITY ANALYSIS

Analysis Inputs:
Inputs in the intersection capacity analysis included:

 AM and PM peak hour turns shown above in Table 4 and illustrated on Figure 5 and
 Intersection lane configurations shown in Table 5.

TABLE 5
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
EXISTING INTERSECTION LANE CONFIGURATIONS

Intersection Southbound
Approach

Westbound
Approach

Northbound
Approach

Eastbound
Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Franklin/Lyndale 1 2 ++ > 2 ++ 1 2 ++ > 2 ++

22nd/Lyndale > 2 ++ > 1 < > 2 ++ > 1 <

> : Left-turn lane is shared with adjacent through lane.
< : Right-turn lane is shared with adjacent through lane.
++ : Defacto right-turn lane.
Source : Field reconnaissance conducted by Biko Associates, Inc.

2014 Intersection Level of Service:
Intersection capacity is a measurement of average vehicle delay and is rated in terms of Level of Service
(LOS). LOS A, B, C, and D are acceptable operational conditions. LOS E and F, which represent long periods
of average vehicle delay and congestion, are unacceptable during the majority of a 24-hour day.

By policy, the City of Minneapolis has identified LOS E as an acceptable condition for the AM and PM peak
travel periods. An intersection that displays LOS E or LOS F operations during non-peak periods and LOS F
operations during peak periods is identified for mitigation through: a) travel demand reduction strategies,
b) improved intersection control devices (installation or modification of signage, installation of a traffic
signal, or improved timing and/or phasing for an existing traffic signal), c) addition of turn lanes, or d) a
combination of the three.

Table 6 presents results of the intersection capacity analysis for the existing, 2014 condition. Computer
printouts that detail results of the analysis can be found in the Appendix. As shown in Table 6, both of the
intersections currently operate at acceptable, peak hour LOS, both for the AM and PM peak hours.
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TABLE 6
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
2014 AM AND PM PEAK HOUR INTERSECTION CAPACITY

Source: Biko Associates, Inc.,

Intersection Overall
LOS

Signal
Timing
(sec)

Southbound
Approach

Westbound
Approach

Northbound
Approach

Eastbound
Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Franklin/Lyndale
AM

B 60 B B B B B B A B B C C C

Franklin/Lyndale
PM

B 55 B B B B B A B B B B B B

22nd/Lyndale
AM

B 90 B B B D D D A A A D D D

22nd/Lyndale
PM

C 90 C C C D D D B B B D D D
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FORECAST 2017 NO-BUILD CONDITIONS

Introduction:
The No-Build analysis was conducted for the purpose of identifying traffic conditions within the influence
area of the proposed development at a future time (Year 2017), where the proposed redevelopment has
not been implemented. Moreover, the No-Build condition is a future extension of the existing condition
where any growth in traffic volume would be attributed to the general growth in traffic and other factors
not related to the proposed development. As such, the No-Build analysis can then be used as a base
condition, against which the Build condition can be evaluated. This approach to preparing traffic studies
enables analysts and decision-makers to accurately evaluate the incremental traffic impacts of a proposed
project.

Year 2017 was selected as the analysis forecast year for this traffic study in accordance with rules for
preparing Environmental Assessment Worksheets. These rules state that traffic impacts should be
evaluated to reflect conditions that will occur one-year after the proposed development's build-out. As
the TGMA development project will be completed and ready for occupancy in 2016, forecast 2017
conditions will be evaluated for the No-Build and Build conditions in this traffic study.

Forecast 2017 No-Build Peak Hour Traffic:
Although the growth rates identified on page 19 indicated a reduction in peak hour traffic at the
Franklin/Lyndale intersection, it was assumed for the purposes of forecasting 2017 peak hour traffic that
the peak hour volumes would grow at a slow rate (1 percent to 2 percent per year). This conservative
approach, which may actually overstate peak hour traffic, was used to rigorously test forecast 2017
conditions. Table 7 shows AM and PM peak hour turning movements for TGMA development’ 2017 No-
Build condition, and Figure 6 illustrates them.

TABLE 7
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
FORECAST 2017 NO-BUILD AM AND PM PEAK HOUR TURNS

Intersection Southbound Westbound Northbound Eastbound

Approach Approach Approach Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Franklin/Lyndale AM 239 704 38 31 94 239 17 1024 42 93 176 21

Franklin/Lyndale PM 264 908 126 103 319 341 29 768 30 64 142 36

22nd/Lyndale AM 78 1431 39 7 29 65 9 2092 25 90 12 9

22nd/Lyndale PM 44 1910 98 43 119 78 34 1555 52 92 58 19

Source: Biko Associates, Inc.

Forecast 2017 No-Build Intersection Capacity Analysis:
Table 8, on page 25, shows results of the capacity analysis conducted for the forecast 2017 No-Build
condition. As shown, the intersections are forecast to operate at acceptable LOS under this condition.
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Figure 6
Forecast 2017
No-Build Turning Movements
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TABLE 8
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
FORECAST 2017 NO-BUILD AM AND PM PEAK HOUR INTERSECTION CAPACITY

Source: Biko Associates, Inc.,

Intersection Overall
LOS

Signal
Timing
(sec)

Southbound
Approach

Westbound
Approach

Northbound
Approach

Eastbound
Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Franklin/Lyndale
AM

B 60 B A A B C C A B B C C C

Franklin/Lyndale
PM

B 60 B B B C C B B B B B B B

22nd/Lyndale
AM

C 90 E E E D D D B B B D D D

22nd/Lyndale
PM

C 90 C C C D D D B B B D D D
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FORECAST 2017 BUILD CONDITIONS

A trip generation analysis was conducted to quantify the volume of traffic that will be generated by the
proposed development. Table 9 shows the results of the analysis.

The proposed development includes the addition of two new uses: 1) the apartment use, which includes
82 dwelling units, which will be constructed on floors two through five on Lyndale Avenue and two
through 6 at the intersection and 2) retail shops, which front on Lyndale Avenue and will consist of 4,000
square feet. Other uses proposed for the new development (the theater) and the quality sit-down
restaurant) are not new uses but, instead, relocated and rebuilt uses. The new theater is proposed to
occupy the same area as the existing theater, and the sit-down restaurant is roughly the same size as the
existing restaurant on the northeast corner. As a result, the trip generation analysis only includes two
uses, the 82 dwelling unit apartment use and 4,000 square feet of retail shops.

As shown in Table 9, after taking a 10 percent credit because of the development’s proximity to bus stops,
the new uses proposed for the site will generate a total of 600 daily trips, 27 AM peak hour trips, and 63
PM peak hour trips.

TABLE 9
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
ESTIMATED TRIP GENERATION

Biko Associates, Inc., Trip Generation, 8th Edition, Institute of Transportation Engineers.

Forecast 2017 Build Peak Hour Traffic:
Trips estimated to be generated by the development were assigned to the network of streets and
intersections serving the site, and forecast 2017 Build traffic assignments were derived. These are
detailed in Table 10 and illustrated on Figure 7.

Forecast 2017 Build Intersection Capacity:
Table 11 shows results of the intersection capacity analysis that was conducted for the forecast 2017
Build condition. As shown, both intersections will operate with acceptable LOS after the proposed
development has been implemented.

Land Use Size Daily
Trips

AM Peak Hour PM Peak Hour
In Out Total In Out Total

Residential
Apartments

82 DUs 366 8 12 20 18 12 30

Retail 4,000 sf 300 5 5 10 20 20 40
Subtotal 666 13 17 30 38 32 70

Reductions:
10 % Transit
Accessibility

(66) (1) (2) (3) (4) (3) (7)

Grand Total
Phase I

600 12 15 27 34 29 63
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TABLE 10
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
FORECAST 2017 BUILD AM AND PM PEAK HOUR TURNS

Intersection Southbound Westbound Northbound Eastbound

Approach Approach Approach Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Franklin/Lyndale AM 239 710 38 31 94 239 17 1034 42 93 176 21

Franklin/Lyndale PM 264 925 126 103 319 341 29 786 30 64 142 36

22nd/Lyndale AM 78 1436 39 7 29 65 9 2098 25 90 12 9

22nd/Lyndale PM 44 1921 98 43 119 78 34 1572 52 92 58 19

Source: Biko Associates, Inc.



Theater Garage Marquee Apartments
Travel Demand Management Plan

Page 28

Theatre Garage Marquee Apartments
Travel Demand Management Plan

Figure 7
Forecast 2017
Build Turning Movements
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TABLE 11
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
FORECAST 2017 BUILD AM AND PM PEAK HOUR INTERSECTION CAPACITY

Source: Biko Associates, Inc.,

.

Intersection Overall
LOS

Signal
Timing
(sec)

Southbound
Approach

Westbound
Approach

Northbound
Approach

Eastbound
Approach

Left Thru Right Left Thru Right Left Thru Right Left Thru Right

Franklin/Lyndale
AM

B 60 B A A B B B A B B C C C

Franklin/Lyndale
PM

B 60 B B B C C B B B B B B B

22nd/Lyndale
AM

C 90 E E E D D D B B B D D D

22nd/Lyndale
PM

C 90 D D D D D D B B B D D D
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PARKING CHARACTERISTICS OF
THE PROPOSED DEVELOPMENT

CITY OF MINNEAPOLIS PARKING REQUIREMENTS

According to the Municipal Code, a minimum of 146 and a maximum of 247 off-street parking stalls will be
required for proposed uses on the site. Table 12 details the code-specified, minimum and maximum
parking supplies for each on-site use and presents a proposed parking supply for each use. As shown in
Table 12, a total of 163 stalls are proposed for the development.

TABLE 12
TGMA DEVELOPMENT TRAVEL DEMAND MANAGEMENT PLAN
PROPOSED PARKING SUPPLY
On-Site Use Independent

Variable
Required Parking Supply Proposed

SupplyMinimum Maximum
Restaurant 300 seats

7,331 SF
22 98 30

Theater 150 seats 30 60 30
New retail stores 4,000 SF 0 20 5
Existing retail in 2100
Building

13,800 SF 20 69 20

Apartments 82 dus 74 82** 78
Total 146 247 163
** No maximum number of parking stalls is identified in the Municipal Code.

The assumed maximum parking ratio for retail is 1 stall per dwelling unit.
Source: Biko Associates, Inc.

BICYCLE PARKING

According to the Municipal Code, bicycle parking stalls are required for the proposed development. The
Code specifies a minimum of 9 bicycle parking stalls, as detailed below, for the restaurant, theater, and
retail uses.

 3 bicycle parking stalls for the restaurant use
 3 stalls for the theater use
 3 stalls for the retail uses

The developers are proposing to install 14 stalls for these uses. In addition, the developers have
decided to supply 82 bike parking stalls for residents in the apartment dwelling units, at a 1:1 ratio. The
82 stalls will be supplied on-site for the exclusive use by residents of the apartment dwelling units.
These will be located along the western edge of the ground-level parking lot and in the parking ramp.
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CONCLUSIONS

OBSERVATIONS

Observations from the TDMP are:

1. The Traffic Impact Analysis showed that the two intersections that were analyzed will exhibit
acceptable Levels of Service (LOS) under all conditions, including:
- 2014 AM and PM peak hours
- 2017 No-Build AM and PM peak hours
- 2017 Build AM and PM peak hours

2. In order to enhance safe and efficient traffic operations, the northbound left-turn bay on the
south approach to the Franklin/Lyndale intersection should be extended to the south. This
can be accomplished by painting an extension onto the existing northbound left-turn bay.

While this is not necessary, because Lyndale Avenue has been constructed with two
northbound lanes for general traffic, and vehicles accomplishing left-turns from Lyndale
Avenue into the site can be overtaken by vehicles travelling north on Lyndale, provision of an
extended northbound left-turn bay would enhance safety and efficiency.

3. Driveways defined for the site (one on Lyndale Avenue and one on Franklin Avenue) are
located so as to ensure safety and efficiency for automobile traffic and pedestrians. As
explained on page 17, both Lyndale and Franklin Avenues have two travel lanes in each
direction. This configuration will allow through vehicles to overtake vehicles turning left into
the site at Drives 1 and 2.

4. A trip generation analysis showed that the proposed development will generate a low volume
of trips. A 10 percent alternative mode allowance was applied to the gross trip generation to
account for the availability of transit routes directly adjacent to the development on Lyndale
and Franklin Avenues

5. The parking supply proposed for the development, 163 off-street stalls, exceeds City of
Minneapolis minimum requirements. According to the Municipal Code, a minimum of 146
and a maximum of 247 parking stalls will be required.
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TRAVEL DEMAND MANAGEMENT PLAN

The following Travel Demand Management Plan presents action steps for management at TGMA
development.

1. The management team will support bicycle transportation for residents of the 82 apartment
dwelling units by providing bicycle racks along the western edge of the ground-level parking
lot and in the parking ramp. A minimum of 82 bike parking spaces will be provided. If there is
more demand for bike parking, the management team will provide bike racks to meet demand
in the parking ramp. The management team will further support bicycle use by providing
residents with maps of bicycle routes, facilities, and services.

Bike parking will also be provided on site for patrons of on-site businesses. A total of 14 bike
parking spaces will be maintained in the public bike parking area, which is located along the
south side of the development.

2. The management team will support transit use by providing information on transit services to
residents in Welcome Packets. In addition to distributing this information in Welcome
Packets, the management team will maintain this information in packets in conspicuous
locations in the lobby of the apartment building. The packets shall include information on:
 Transit routes and schedules
 Guaranteed Ride Home (GRH) program sponsored by Metro Commuter Services
 Forming and joining car-pool programs
 High Occupancy Vehicle (HOV) facilities
 New employee incentives to ride the bus
 Metro Mobility

3. The management team will enroll TGMA development as an associate in the Transit Works
Bus Pass Program, which allows associates to purchase bus passes at discounted prices, and
inform residents that they are eligible to participate in the program.

4. The management will not subsidize single occupant vehicle use. Parking spaces will not be
free but, instead, sold to residents with or in addition to the cost of a dwelling unit.

Residents of TGMA development will not be able to participate in future Critical Parking Areas
(CPA). Extra parking stalls may be sold to residents of the TGMA development at the going
market rate.

5. A Transportation Coordinator (TC) must be designated by the management. The TC will be
responsible for monitoring travel demand and parking measures and will act as a liaison
between the project and the Commuter Connection, a downtown Minneapolis Transportation
Management Organization that provides information and services on commuting to/from the
downtown area.

6. Provisions must be made for monitoring the travel and parking behavior of residents in the
development. The purpose of monitoring will be to: a) track residents’ modal choices and
resulting mode splits in relation to the project’s goals, b) identify additional travel demand
measures that may be necessary to implement in the future to ensure goals are met, and c)
control the volume of parking spillover in adjacent neighborhoods from residents owning
more than one car.
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SIGNATURE PAGE

TGMA DEVELOPERS, LLC

Dated: __________________________________

By: __________________________________

Its: __________________________________

City of Minneapolis Community Planning and Economic Development Department

Dated: __________________________________

By: __________________________________

Its: __________________________________

City of Minneapolis Public Works Department – Traffic and Parking Services

Dated: __________________________________

By: __________________________________

Its: __________________________________
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APPENDIX

I. 2014 Calculated 2014 Capacity Analysis Computer Printouts

II. 2017 Forecast No-Build Intersection Capacity Analysis Computer Printouts

III. 2017 Forecast Build Intersection Capacity Analysis Computer Printouts
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