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LAND USE APPLICATION SUMMARY 

Property Location: 1300 West Lake St., 1300 ½ West Lake St. and 2928 Fremont Ave. South 

Project Name:  1300 West Lake Street 

Prepared By: Aaron Hanauer, City Planner, (612) 673-2494 

Applicant: Daniel Oberpriller, CPM Development, LLC 

Project Contact:  Bob Loken of ESG Architects, Inc. 

Request:  To build a seven-story mixed use building with residential units, office space, and 
commercial space.  

Required Applications:  

Conditional Use 
Permit  

To allow for increase in the maximum height from 4 stories, 56 feet to 7 
stories, approximately 91.6 feet at tallest point in the C3A/Community Activity 
Center District. 

Variance  To increase maximum allowable floor area from 3.8 to 4.3. 

Variance  To increase the size of a commercial storefront from 8,000 square feet to 
21,700 square feet in the C3A/Community Activity Center District. 

Variance To reduce the interior setback from 17 feet to 0 feet to allow the building and 
port cochere. 

Variance 
To increase the distance the first floor will be located from the front property 
lines in the Pedestrian Oriented Overlay District from 8 feet to 15 feet (from 
Fremont Avenue) and 29 feet (from Lagoon Avenue).  

Variance To reduce the off-street loading requirement from two spaces to one space. 

Site Plan Review To build a seven-story, mixed use building with 125 units, 5,300 square feet of 
office space, and 21,700 square feet of commercial space. 

SITE DATA 

Existing Zoning 
C3A/Community Activity Center District 
PO/ Pedestrian Overlay District 

Lot Area 33,490 square feet / 0.77 acres 

Ward(s) 10 
Neighborhood(s) Lowry Hill East; adjacent to Calhoun Area Residents Action Group (CARAG) 

Designated Future 
Land Use Mixed Use 

Land Use Features 
Adjacent to the Uptown Activity Center 
Commercial Corridors: West Lake Street and Lagoon Avenue 

Small Area Plan(s) 
Uptown Small Area Plan (2008) 
 

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #1 
August 17, 2015 

BZZ-7296 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE.  

The project site is 33,490 square feet (134.8’ x 248.5’) and consists of three lots: 1300 West Lake 
Street, 1300 ½ West Lake Street and 2928 Fremont Avenue South. Located two blocks to the east of 
Hennepin Avenue, the project site has street frontage along West Lake Street, Fremont Avenue South, 
and Lagoon Avenue. It is a flat lot with less than two feet of variation in topography throughout the 
entire site. There are two utility easements on the project site.  

Currently, the project site currently contains a one-story, concrete block building (approximately 
23,200-square foot footprint) built in 1949 as well a 23-space surface parking area. It is the location of 
Cheapo Records and Booksmart. The project site currently has two access points to the surface parking 
area on the north end of the block: one vehicular access point on Fremont Avenue South and one 
access point on Lagoon Avenue. There is not a public alley between the project site and the site to the 
west. Bike parking posts are currently located in the right-of-way along West Lake Street and Lagoon 
Avenue. There is no landscaping on the project site; however there are street trees with tree grates 
along West Lake Street, Fremont Avenue, and Lagoon Avenue.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD.  

The immediate surrounding properties are a combination of new apartment, mixed use, and commercial 
buildings. Nearby major development projects built or recently approved by the City Planning 
Commission (CPC) include The Walkway, a seven-story mixed use building at 1320 West Lake Street 
(BZZ-5455), and the Mozaic a 10-story, mixed use building with ground floor retail, above-grade 
parking, and office space (BZZ-4954). In 2014, the CPC approved Mozaic East; an eight-story building 
with 199,000 square feet of office space and ground floor commercial space (BZZ-6767).  

The project site is located just outside of the Uptown Activity Center; the adjacent parcel to the west is 
within the activity center. The project site is located within the Hennepin Lake Pedestrian Oriented 
Overlay District. West Lake Street and Lagoon Avenue are commercial corridors. The project site is 
surrounded by commercial zoning. With the exception of the C2-zoned property that is located to the 
southeast (1221 West Lake Street), the adjacent properties are zoned C3A/Community Activity Center 
District.  

The surrounding area is a dynamic area in terms of alternative transportation. It is one of the most bike, 
pedestrian, and transit friendly areas in the city with a walking score of 97, bike score of 96, and a transit 
score of 75 (source: Walk Score). There are no bike lanes along the project site. However, the Midtown 
Greenway Bike Trail is located a block to the north of the project site. In addition, there are three Nice 
Ride stations within five blocks of the project site. Furthermore, the project site is within two blocks of 
transit stops for at least five bus lines (#6, #12, #17, #21, and #23) including two high frequency transit 
lines (#6 and #21).  

Vehicle traffic on West Lake Street is one-way eastbound, one-way westbound on Lagoon Avenue, and 
one-way northbound on Fremont Avenue.  The annual average daily traffic counts are 17,800 on West 
Lake Street and 11,400 on Lagoon Avenue (2012). There is on-street metered parking available along all 
three streets. 

PROJECT DESCRIPTION.  
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The applicants state that the purpose of the project is to redevelop an underutilized half-block site in 
the heart of Uptown into a vibrant, pedestrian-oriented, mixed use development. The project is a seven-
story, mixed use building that would include a single-retail tenant on the first floor, approximately 6,000 
square feet of office space on the second floor, and 125 residential units on floors two through seven. 
The bedroom counts would be 70 studios, 25 1-bedrooms, and 30 2-bedrooms; 202 total bedrooms.  
There would be two outdoor areas; a 3,000 square foot terrace above the second floor along Lake 
Street and a 730 square foot terrace on the upper floor. Off-street parking would consist of two floors 
of underground parking that would provide parking for 161 vehicles and 125 bikes. The proposed 
project would require the removal of the existing building. The demolition of the existing building would 
likely be able to be approved administratively as it has not been identified as a historic resource.  

COMMITTEE OF THE WHOLE REVIEW 

The project was reviewed at the June 18, 2015, City Planning Commission-Committee of the Whole 
meeting. Overall, comments were favorable. The City Planning Commission did encourage the applicant 
to incorporate a second entrance for the commercial establishment at the Fremont Avenue and Lake 
Street intersection, have bump-outs at Lake Street and Lagoon Avenue to help with pedestrian access, 
look to have the rear elevation be more similar to the front and side elevations, and explore a different 
color of cement board where there is a combination of stucco and cement board, especially on the rear 
elevation. With the large gap between the proposed building and The Walkway Building to the west, the 
applicant was encouraged to explore the possibility of including a port cochere along the Lagoon Avenue 
elevation similar to the one on Lake Street to help continue the building wall.  

PUBLIC COMMENTS. No public comments were submitted prior to the publication of the staff 
report. Any correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for an increase in the maximum height from 4 stories, 56 feet to 7 stories, approximately 91.6 feet 
at tallest point in the C3A/Community Activity Center District based on the following findings: 

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

The applicants are proposing the construction of a seven-story, 91.6-foot tall mixed use building. 
The height of the building was measured to the top of the elevator penthouse since the penthouse is 
greater than 14 feet in height (16.75 feet). However, a majority of the building is six stories and 76.5 
feet tall. The seventh floor mezzanine levels are 86.5 feet high (see site plan review section for a 
specific review of how height was measured).  

The proposed building will not be detrimental to the public health, safety, comfort or general 
welfare provided the development complies with all applicable building code, site development 
codes, life safety ordinances as well as Public Works Department standards. 
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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 conditional use to allow an increase in height 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. As stated in Finding 1, the 
proposed seven-story, 91.6-foot tall structure will be shorter than the 10-story Mozaic Building to 
the northwest and the eight-story Mozaic East Building that was approved by the City Planning 
Commission in 2014. The Walkway Apartment Building to the west, like the proposed building, is 
seven stories. As the applicant points out, the Uptown Small Area Plan supports tall, dense, mixed use 
development in the Core of Uptown, which is considered the area between Hennepin Avenue and 
Bryant Avenue, the Greenway and Lake Street. 

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

Adequate utilities and drainage will be provided as part of the project. The applicant received initial 
City of Minneapolis department comments (including Public Works) at a preliminary development 
review meeting on July 24, 2015. The applicant will be required to continue to work closely with 
Public Works, Construction Code Services, Land Use, Design and Preservation staff and the various 
utility companies during the duration of the development should the applications be approved to 
meet these requirements. This would be required to ensure that all procedures are followed and 
that the development complies with all City and other applicable requirements. Adequate access 
roads are also provided. Vehicles are proposed to enter the project site on Lake Street and exit the 
site on Lagoon Avenue. This configuration received initial Public Works support.  

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

Adequate measures have been taken to minimize traffic congestion in the public streets. The mixed 
use development will exceed minimum vehicle and bicycle parking requirements. In addition, all 
loading will occur on site in the service and loading area behind the building. As required by the Lake 
and Hennepin Pedestrian Oriented Overlay District, the applicant submitted a transportation 
development management plan (TDMP). The draft TDMP states that traffic from the proposed 
mixed use building is not anticipated to have a significant impact on area traffic operations. To help 
with traffic generated from the new development, the TDMP report recommends designating a 
transportation coordinator for the building, steps to promote walking and biking, and steps to 
minimize the impact of truck traffic. The applicant is committed to implementing recommendations 
in the TDMP that promotes alternative transportation by residents, employees, and customers. The 
final TDMP will require Public Works approval. 

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

The Minneapolis Plan for Sustainable Growth designates the project site for mixed use development. 
The project site is located along two designated commercial corridors, Lake Street and Lagoon 
Avenue and is immediately adjacent to the Uptown Activity Center. The conditional use request to 
allow an increase in height is consistent with the following land use and urban design policies of The 
Minneapolis Plan for Sustainable Growth.  

Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, 
scale, and intensity. 
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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 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 
 
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. 

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. 

1.10.4 Encourage a height of at least two stories for new buildings along Commercial 
Corridors, in keeping with neighborhood character. 

1.10.5 Encourage the development of high-density housing on Commercial Corridors. 

 
Land Use Policy 1.13: Support high density development near transit stations in ways 
that encourage transit use and contribute to interesting and vibrant places. 

1.13.1  Encourage pedestrian-oriented services and retail uses as part of higher density 
development near transit stations. 

1.13.5 Concentrate highest densities and mixed use development adjacent to the transit 
station and along connecting corridors served by bus. 

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 10.6: 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. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject building 
as well as for adjacent properties by building within required setbacks. 

The Uptown Small Area Plan (2008), which provides additional guidance for the project site and 
surrounding area, identifies the project site as a prime area for redevelopment. The project site is 
within the Core of Uptown. The small area plan states that a majority of new development should 
be directed to the Core, which is considered the area between Hennepin Avenue and Bryant 
Avenue, the Greenway and Lake Street. The Uptown Small Area Plan was divided into character 
areas. The project site is located within the Urban Village Character Area. The small are plan states 
that there are opportunities for buildings to be up to 84 feet in height in the Urban Village 
Character Area on major corridors (e.g. Lake Street and Lagoon Avenue), which is the  case with 
the project site. A majority of the project is below the 84 foot height guidelines (76.5’). Although, 
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the seventh floor mezzanine levels are 2.5 feet taller than the recommended height, they provide 
height variation in the building which enhances the building design. The elevator penthouse is the 
only portion of the building that will exceed 86.5 feet in height. This is a 750 square foot area that is 
placed near the middle of the project site. The proposed height is consistent with the applicable 
policies of the comprehensive plan.   

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

The proposed development will conform to the applicable regulations of the district in which it is 
located upon the approval of the conditional use permit, variances, and site plan review.  

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 increase in height would have little effect on the access to light and air of surrounding 
properties. With the exception of the two-story port cochere, the building will be setback 16 feet 
from the western interior property line and 30 feet from The Walkway Building to the west.  Given 
the design and placement of the proposed building and The Walkway Building, the separation of the 
residential units of the two buildings will be even greater than 30 feet. All other surrounding 
buildings will be separated an even greater distance.  

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

The applicant has provided shadow studies, which are attached to this report. Allowing the 
proposed building to have the additional height than what is allowed in the C3A Zoning District will 
not have a significant impact in terms of shadowing of nearby residential properties.  As mentioned 
in the finding above, there will be at least 30 feet of separation between the proposed building and 
the building to the west which will help reduce the shadowing. Allowing the additional height will 
also not have a major shadowing impact on significant public spaces or existing solar energy systems. 
The project will be more than a full city block away from the nearest public space (Midtown 
Greenway) and three blocks away from permitted solar energy system (3021 Holmes Avenue South, 
BINB 2002664 and 2845 Colfax Avenue South, BIRE 3086585). 

3. The scale and character of surrounding uses. 

The proposed development will fit in with the scale and character of the surrounding uses. The 
applicants are proposing a seven-story, 91.6-foot tall building at the tallest point with a majority of 
the building six stories and 76.5 feet tall.  Neighboring buildings that are equivalent or taller include 
the seven-story/82 foot tall Walkway Apartment Building at 1320 West Lake Street, and the 10-
story/112-foot tall Mozaic building at 1320 Lagoon Avenue. In addition, the eight-story/111-foot tall 
Mozaic East at 2900 Fremont Avenue was approved by the CPC in 2014. The applicants are 
proposing a seven-story, 91.6-foot tall building at the tallest point with a majority of the building six 
stories and 76.5 feet tall.  

4. Preservation of views of landmark buildings, significant open spaces or water bodies 

The proposed project will not have an impact of views of landmark buildings, significant open spaces 
or water bodies. The project will be located two blocks to the west of the nearest local historic 
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landmark (Uptown Theater, 2900 Hennepin Avenue), nearly two blocks away from the nearest 
significant open space (Midtown Greenway) and more than eight blocks from the nearest water 
body (Lake Calhoun).   

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase maximum allowable floor area from 3.8 to 4.3; 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 maximum floor area ratio (FAR) before density bonuses in the C3A District is 2.7. The project 
qualifies for two density bonuses for enclosed parking and a mixed use development as outlined in 
Section 548.130-Density Bonuses. Therefore, the allowed FAR of the project is 3.8. A variance is 
being requested to increase the FAR to 4.3 (140,686 square feet of floor area on a 33,490 square 
foot lot). Practical difficulties exist in complying with the ordinance because of circumstances unique 
to the property. The project site is in a unique area in Minneapolis with the concentration of 
designated land use features that support high density and very high density buildings. The project 
site is located adjacent to the Uptown Activity Center which is supportive of very high density (120-
200 dwelling units per acre) when it is contextually sensitive. The proposed project would have 160 
dwelling units per acre, which is comparable to The Walkway Apartment Building that was built to a 
density of 120 units per acre. In addition, the project site is located along the Lake Street and 
Lagoon Avenue Commercial Corridors which are supportive of intensive commercial uses.   

Furthermore, the Uptown Small Area Plan reinforces the comprehensive plan’s identification of the 
subject property and surrounding area of having the most dense and intense buildings within the 
area. The project site is located within the Core of Uptown. The Core of Uptown is the area 
recommended by the plan to concentrate density and intensity. The project will provide the density 
and intensity encouraged by the plan while also having a built form supported by the small area plan. 
This includes maximizing sunlight along Lake Street and Lagoon Avenue by stepping the building back 
and having a storefront that will have frontage along both Lake Street and Lagoon Avenue.  

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 purpose of the floor area ratio requirement is to measure the intensity of the site being 
developed. The request to increase the FAR from 3.8 to 4.3 is reasonable and is in keeping with the 
spirit and intent of the ordinance and the comprehensive plan. Even though the building exceeds 
floor area ratio requirement, the applicant has taken measures to reduce the building’s impact by 
having all of the off-street parking underground and stepping the upper stories back from the street 
along Lake Street, Fremont Avenue, and Lagoon Avenue. In addition, having the portions of the 
building with a seventh/mezzanine floor provides greater variation in the building that will be 
situated on half a city block. As stated in Finding 1 above, the Minneapolis Plan for Sustainable Growth 
and the Uptown Small Area Plan are supportive of larger buildings at the project site as it is adjacent 
to the Uptown Activity Center, within the zoning district that supports activity center preferred 
development, C3A/Community Activity Center District, along two commercial corridors, and is 
within the Core of Uptown.  
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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. Recent development in the area has been of a similar or taller 
height and with comparable or greater floor area than the proposed project. The Walkway Building 
just to the west of the project site is seven stories and 122,000 square feet and the Mozaic building 
to the northwest is 10-stories. In addition, the Mozaic East office building just to the north was 
approved to be eight stories and 199,000 square feet. The proposed variance will also not be 
injurious to the use or enjoyment of other property in the vicinity nor be detrimental to the health, 
safety, or welfare of the general public. As the applicant points out, the development will be 
beneficial to the public health and welfare and to neighboring properties by filling a gap in the urban 
fabric and replacing a one-story building and surface parking with a seven-story, mixed use building.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the 
application increase the size of a commercial storefront from 8,000 square feet to 21,700 square feet in 
the C3A/Community Activity Center District; 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. 
 
Per 548.360-General District Regulations for the C3A/Community Activity Center District, the 
maximum floor area for a retail sales and service use is 8,000 square feet when parking is not 
located between the principal structure and the street, and the structure in which the commercial 
use is located is at least two stories. The proposed retail use will be 21,700 square feet.  
 
The applicant is seeking a variance to increase the size of a commercial storefront from 8,000 
square feet to approximately 21,700 square feet. Practical difficulties exist in complying with the 
ordinance because of circumstances unique to the property and area. The unique circumstances 
were not created by persons presently having an interest in the property and are not based on 
economic consideration alone. The project site is located adjacent to the Uptown Activity Center. 
The Minneapolis Plan for Sustainable Growth identifies activity centers as supporting a wide range of 
commercial uses (as well as office and residential uses).The Uptown Activity Center is one of the 
most commercially-vibrant and commercially-eclectic activity centers in Minneapolis with large and 
small storefronts coexisting. The Uptown Small Area Plan recognizes the major national retailing 
trends that have taken place since the 1990s of more people purchasing  goods in big box retailers 
located in the suburbs. The small are plan is supportive of additional larger national retailers locating 
within the Core of Uptown alongside the smaller establishments. 

 
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 purpose of limiting the maximum floor area of retail sales and services in the C3A/Community 
Activity Center District is to support neighborhood scale retail sales and services and to have a 
wide range of commercial uses with a busy street life and a traditional urban form and scale. The 
property owner proposes to use the property in a reasonable manner that will be in keeping with 
the spirit and intent of the ordinance and comprehensive plan. The proposed project will bring a 
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greater commercial storefront presence to Lake Street, Fremont Avenue, and Lagoon Avenue, 
which is a recommendation of the Uptown Small Area Plan, and an improvement over existing 
conditions.  The proposed commercial storefront will also make the street life more robust over 
existing conditions. In addition, the project is built in a traditional urban form and scale with no 
surface parking, entrances on both Lake Street and Lagoon Avenue, and a large amount of glazing 
along all street frontage. As the applicant points out, allowing for the larger retail establishments is 
also in keeping with the comprehensive plan guidance for Commercial Corridors that are intended 
to accommodate intensive commercial uses, strengthen surrounding urban neighborhoods, and 
expand the range of goods and services available. As a condition of approval, the retail establishment 
shall have an entrance to the retail establishment on Lake Street and Lagoon Avenue as currently 
shown.  

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. There are numerous other commercial 
establishments in the C3A/Community Activity Center District that exceed the 8,000 square foot 
floor area requirement. This includes multiple establishments in Calhoun Square (BZZ-2558), 
Victoria Secret (approximately 10,000 square feet), Urban Outfitters (approximately 11,000 square 
feet), and the Cheapo Records/Booksmart establishments on the project site (approximately 
17,000 square feet each). In addition, as stated in finding 2, the building will be built in a traditional 
urban form and scale with no surface parking, entrances on both Lake Street and Lagoon Avenue, 
have a large amount of glazing along all street fronts, and have storefront entrances on Lake Street 
and Lagoon Avenue. The proposed variance will not be detrimental to the health, safety or welfare 
of the general public as it will provide neighborhood-serving retail goods and services, which will 
benefit the use and enjoyment of other property in the vicinity, as well as the health, safety and 
welfare of area residents, visitors and customers. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application To 
reduce the interior setback from 17 feet to 0 feet to allow the building and port cochere; 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. 

Per 548.410 (b) (2), the interior setback for the seven-story building is 17 feet (5 feet plus two feet 
for every story above the first. The building at its closest point will be 16 feet from the shared 
interior property line and the port cochere will be at located at the interior property line near the 
Lake Street vehicular access point. Practical difficulties exist in complying with the ordinance because 
of circumstances unique to the property. The project site is unique in that it is located in a dense 
urban environment, adjacent to a designated activity center, along two commercial corridors, and 
within the Core of Uptown. A continuous building wall is typically encouraged from one end of a 
property line to the other in these areas. Given the placement of The Walkway Building to the west 
of the project site and the proposed building, there will be 42 feet of separation between the 
buildings along Lake Street and 45 feet of separation between the buildings along Lagoon Avenue; 
the buildings at their closest point will be 31 feet apart. This is a greater than desired separation 



Department of Community Planning and Economic Development 
BZZ-7296 

 

 

 
10 

between buildings within the Uptown Activity Center. The proposed placement of the building a 
foot closer than allowed and the port cochere at the property line will help reduce this gap between 
the buildings.  

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 intent of the interior setback requirement is to minimize conflict among the land uses and to 
buffer residential uses from adjacent commercial uses to ensure access to light and air. The property 
owner proposes to use the property in a reasonable manner that will be in keeping with the spirit 
and intent of the ordinances and the comprehensive plan. The neighboring building to the west is a 
similar use to the proposed building; commercial on the first floor with residential units on the 
upper floors. The proposed building design and location is looking to balance the larger than usual 
interior setback yard variance requirement of 17 feet with good urban design in a commercial area. 
As stated in finding 1 above, the actual building will be 16 feet from the property line at its closest 
point. Given the location of the neighboring building there will be over 30 feet of separation 
between the building to the west and the proposed building, which is an adequate separation to 
minimize conflict among the land uses. The proposed port cochere with terrace at the interior 
property line along Lake Street will help reduce the wider than usual gap that will exists between 
two buildings in the Core of Uptown, which is a dense urban environment. By allowing the port 
cochere at the property line, the open area between the two buildings will be reduced from 42 feet 
to 13 feet, which is close to the typical distance between two buildings in this area if an alley was 
present.  

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 proposed variance will not alter the essential character of the locality or be injurious 
to the use and enjoyment of other property in the vicinity. Historically, buildings within the Core of 
Uptown were built out to the property lines which typically created a continuous building wall. 
Granting of the proposed variance will allow a better street wall presence on the project site by 
allowing the building and port cochere to be closer to the interior property line. The proposed 
placement of the port cochere and terrace at the property line will help mitigate the larger than 
usual distance between the two buildings on this city block. In addition, granting of the variance will 
also not be detrimental to the health, safety, and welfare of the general public or those utilizing the 
property or nearby properties. The neighboring building has similar uses to the proposed building; 
residential and commercial. The port cochere portion of the building will be more than 13 feet from 
The Walkway building to the west and there will be more than 30 feet of separation between the 
actual buildings.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the 
application increase the increase the distance the first floor will be located from the front property lines 
in the Pedestrian Oriented Overlay District from 8 feet to 15 feet and 29 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. 
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Per Section 551.110, the placement of buildings shall reinforce the street wall, maximize natural 
surveillance and visibility, and facilitate pedestrian access and circulation. The first floor of buildings 
shall be located not more than eight feet from the front lot line. In the case of a corner lot, the 
building wall abutting each street shall be located not more than eight feet from the lot line, except 
where a greater yard is required by this zoning ordinance. A small portion of the building at the 
intersection of Lagoon Avenue and Fremont Avenue will not be in compliance with this requirement 
as the entrance to the retail establishment will be recessed 15 feet from the Fremont Avenue 
property line and 29 feet from the Lagoon Avenue property line. Practical difficulties exist in 
complying with the ordinance because of circumstances unique to the property that were not 
created by persons presently having an interest in the property and are not based on economic 
consideration alone. With a walk score of 97 out of 100, the project site is located in one of the 
most pedestrian-friendly and pedestrian-active areas in Minneapolis. The 2014 Public Works 
pedestrian count confirms that the pedestrian activity within the area is one of the busiest outside of 
Downtown and the University of Minnesota (Source: Public Works 2014 Pedestrian Traffic Map). 
The proposed recessed entrance at the intersection of Fremont Avenue and Lagoon Avenue for a 
small portion of the building wall (11 percent of the building wall along Fremont Avenue and 13 
percent of the building wall along Lagoon Avenue) will help provide a covered area from weather 
elements for the pedestrian rich environment area.   

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 intent of the building placement requirement of having buildings built within eight feet of the 
property line is to enhance the pedestrian character of commercial areas, promote street life, and 
eliminate having off-street parking in front of a building. The property owner proposes to use the 
property in a reasonable manner that will be in keeping with the spirit and intent of the ordinance 
and comprehensive plan. The applicant is proposing a building that will be built out to the property 
lines with the exception of the entrance area at Lagoon/Fremont; the other three entrances that 
face the public street will be built within eight of the property line. The building intersection at 
Lagoon Avenue and Fremont Avenue will be setback a greater than allowed distance from the 
property line for only a small portion of the overall building wall; 11 percent of the building wall 
along Fremont Avenue and 13 percent of the building wall along Lagoon Avenue. This is done in 
order to provide ample room for pedestrians to enter the building in a busy pedestrian area. In 
addition, the design of the building with the upper floors built at the property line or within five feet 
of the property line creates an enclosed alcove area that provides protection for pedestrians from 
weather elements. The applicant will be complying with the building placement requirement in 
551.100 in terms of providing a landscaping amenity between the building and the lot line as they are 
proposing to plant a raised plant bed with perennial plantings, such as Feather Reed Grass, Purple 
Flame Grass, and Purple Cone Flowers.  

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 proposed variance will not alter the essential character of the locality or be injurious 
to the use and enjoyment of other property in the vicinity. The applicant is proposing that only one 
of four of the building entrances facing the street be setback further than eight feet. In addition, only 
11 percent of the building wall along Fremont Avenue and 13 percent of the overall building wall 
along Lagoon Avenue will be setback further than what is allowed in the pedestrian overlay district. 
The design of the building with the upper floors extending near the property lines along the street 
will give the building a strong street presence at the Lagoon and Fremont intersection. If granted, 
the proposed variance will not be detrimental to the health, safety, or welfare of the general public 
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or of those utilizing the property or nearby properties. The proposed building setback will help 
provide additional real estate for pedestrians in the area.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application to 
reduce the off-street loading requirement from two spaces to one space; 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. 

 
Per Section 541.560 and Table 541-8, the proposed 125-unit, 5,883 square foot office, and 21,700 
square foot retail requires two small loading spaces that are 10 feet wide by 25 feet deep exclusive 
of aisle and maneuvering space. The applicant is proposing to have one loading space that will 
exceed the 10’ x 25’ requirement. Practical difficulties exist in complying with the ordinance because 
of circumstances unique to the property. The project site does not have an alley, which increases 
the amount of lot area devoted to accessing the project site. In addition, the project site is located 
within a dense urban activity center where it is important to have a strong building wall presence 
along the street. By requiring a second loading space it will likely require reducing the building street 
wall along Lake Street and/or Lagoon Avenue, which would be an adverse impact to the building to 
the Core of Uptown. 

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 property owner proposes to use the property in a reasonable manner that will be in keeping 
with the spirit and intent of the ordinance and comprehensive plan. The intent of the off-street 
loading requirement is to reduce traffic congestion in the public streets. The project includes one 
small loading space. Even though the loading space that meets City of Minneapolis zoning code 
requirements will be dedicated to the retail establishment, the applicant has designed a separate off-
street loading area for the residential portion of the building at the back of the building. This area 
does not meet the zoning code dimension requirements for a loading space; however, it is located 
near the building elevators that will provide easy on-site access to the residential units. In addition, 
the applicant states that property management will coordinate shared use of the loading area to 
prevent congestion.  

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 proposed variance to reduce the off-street loading requirement from two spaces to 
one space will not alter the essential character of the locality or be injurious to the use and 
enjoyment of other property in the vicinity. Granting of the variance will also not be detrimental to 
the health, safety, or welfare of the general public or of those utilizing the property or nearby 
properties. The applicant has designed a loading area for the building that is anticipated to meet all 
building use needs. This includes a small off-street loading space for the retail establishment and an 
off-street loading and unloading area for the residential portion of the building. Even though the 
loading/unloading area for the residential portion of the building does not meet City of Minneapolis 
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zoning code size requirements, it will likely be able to accommodate most of the loading and 
unloading needs of the residential units.  

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 placement of building at or near the property lines along Lake Street, Fremont Avenue and 
Lagoon Avenue will reinforce the street building wall in the immediate area. It should be noted that 
there will be approximately 30 feet of separation between the proposed building and The Walkway 
Building to the west, which is a greater distance than typical in this area; the building will be located 
29 feet from the western property line along Lake Street and 16 feet from the western property 
line along Lagoon Avenue. CPED encouraged the applicant to look at a shared driveway with the 
neighboring property to reduce this distance between buildings; however, the applicant stated that 
this was not possible for this project due to financing constraints of the neighboring building. To 
improve the street wall condition along Lake Street the applicant has installed a covered driveway 
entrance along Lake Street that spans from the main building to the western property line.   
The project will maximize natural surveillance and visibility as the project exceeds the minimum 
window requirements outlined in Chapter 530-Site Plan Review and the Pedestrian Oriented 
Overlay District glazing requirements outlined in Chapter 551 (see Table 1 and 2). It will also 
facilitate pedestrian access and circulation as all building entrances lead directly to the public 
sidewalk.       
Per Chapter 530-Site Plan Review and the Pedestrian Oriented Overlay District building placement 
requirements outlined in Chapter 551, the first floor of the proposed building is required to be not 
more than eight feet from the front lot line for all portions of the building. Since the project site is 
a corner lot, the building wall abutting each street shall be located not more than eight feet from 
the lot line. The building complies with this requirement with the exception of two areas: the 
portion of the building at the Fremont/Lagoon intersection which is setback 29 feet from Lagoon 
and 15 feet from Fremont and the portion of the building at the Fremont/Lake intersection which is 
setback 46 feet from Fremont Avenue and 7.6 feet from Lake Street. Alternative compliance and a 
variance are required for the building placement at the Fremont/Lagoon intersection. However, 
alternative compliance and a variance are not required for the placement of the building at 
Fremont/Lake given it is only a small portion of the building wall (7.6 linear feet).  
Most of the building is located up to the property lines along Lake Street, Fremont Avenue, and 
Lagoon Avenue. For the two areas where the building is setback from the street (the Lake/Fremont 
intersection and the Lagoon/Fremont intersection), the project site will include a raised plant bed 
with perennial plantings, such as Feather Reed Grass, Purple Flame Grass, and Purple Cone 
Flowers. It should also be noted that the applicant is proposing other landscaping in the public 
right-of-way.  
The building is oriented so that at least one principal entrance faces the public street. The 
commercial use will have two main entrances: one at the intersection of Lagoon/Fremont that will 
face Lagoon Avenue and one at the intersection of Lake/Fremont that will face Lake Street. The 
building’s residential and office uses will have their primary entrances facing Lake Street.  
The building walls provide architectural detail to create visual interest. This includes breaking up 
the larger building into separate modules, having projecting volume around individual balconies on 
the Fremont Avenue elevation, and larger building projections at the two main intersections: 
Lake/Fremont and Lagoon/Fremont.  
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The building contains windows as required by Chapter 530-Site Plan Review and the Pedestrian 
Oriented Overlay District glazing requirements outlined in Chapter 551 (see Table 1 and 2 below). 
The windows create visual interest and will increase the security of outdoor spaces by maximizing 
visibility. The amount of eyes on the street will increase significantly compared to existing 
conditions.  
The building is a larger building as it will span a half city block. The building includes recesses and 
projections on all elevations. All elevations include projecting balconies. The building is also broken 
into different modules that help break up the massing. The upper floors of the Fremont and Lagoon 
Avenue elevations are recessed approximately five feet from the building wall on the first floor. The 
Lake Street elevation is also broken up with the building stepping down to two stories along the 
western half of the building.  
The building will not have a blank, uninterrupted wall that does not include windows, entries, 
recesses or projections, or other architectural elements for more than 25 feet. As a condition of 
approval, the applicant shall install two decorative metal screens on the first floor of the western 
elevation where there is mechanical equipment proposed on the northern end of the site in order 
to maintain compliance with the blank wall requirement outlined in Section 530.120-Building 
Design.  
The exterior building materials are considered durable as outlined in Chapter 530-Site Plan Review 
and the City of Minneapolis Guide to Exterior Building Walls and Materials. The eight materials 
proposed to be used are brick, stone, wood, colored concrete masonry unit (CMU), burnished face 
CMU, metal panel, stucco, fiber cement board, and glazing. To be in compliance with the City of 
Minneapolis Guide to Exterior Building Walls and Materials, CPED is recommending that the applicant 
use a standing seam metal panel (or metal panel of efficient thickness) for exterior cladding in order 
to discourage an oil-canning effect.  
The exterior building walls that face a public street are in compliance with the percentage of 
durable materials allowed on an elevation (see Table 3). However, the elevations that face the 
internal courtyard exceed the percentage of fiber cement allowed. Alternative compliance is 
required.  
As stated in The City of Minneapolis Guide to Exterior Building Walls and Materials, buildings should not 
include more than three exterior materials on each elevation. This excludes windows, doors, 
foundation, and accent materials. The Lagoon Avenue elevation and the courtyard elevations will 
have three materials. However, the south elevation (Lake Street) would have four exterior 
materials, the eastern elevation (Fremont Avenue) would have four materials, and the western 
elevation (alley elevation) would have five materials (see Table 3). Alternative compliance is 
required. To help reduce the visibility of the mechanical equipment, the heating, ventilation and air 
conditioning screens on the outside walls shall be matched to paint the surrounding wall finish as is 
currently proposed. 
The exterior materials and appearance of the rear (east elevation) is similar and compatible with 
the street-facing elevations. It is recognized that there is more fiber cement board used on the rear 
elevation than the other elevations, however, the building continues the building materials from the 
Lake Street and Lagoon Avenue elevations onto the alley elevations and has projecting balconies on 
the rear elevation like those used on the elevations facing the street.  
All on-site accessory parking will be below grade.  
The project includes multiple entrances. The principal entrance to the residential portion of the 
building and the office space are located on Lake Street.  Both of these entrances are clearly 
defined and emphasized through the use of a large amount of clear glazing and a second floor 
overhang that extends further towards Lake Street than any other portions of this elevation. There 
are two main pedestrian commercial entrances; one at the Lagoon/Fermont intersection and the 
other at the Lake/Fremont intersection. Both entrances have a large amount of glazing surrounding 
the entrance and are designed to accommodate signage that will further demarcate the entrance 
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locations. It also important to note that the building entrances are located at busy pedestrian 
intersections.  
The project is subject to two window requirements. Section 530.120-Building Design outlines the 
requirements for the windows on all floors for residential and nonresidential uses that face a public 
street, public sidewalk, public pathway, or on-site parking lot. Section 551.120-Building Façade 
outlines the window requirements for the first-floor façade of any nonresidential use that faces a 
public street or sidewalk. The project will be in compliance with the window requirements of both 
zoning code sections (see Table 1 and 2). To be in compliance with Section 530.120-Building 
Design and Section 551.120-Building Façade, all windows or doors that are intended to meet the 
window requirement shall be lightly tinted glass that allow views into and out of the building at eye 
level and have a visible light transmittance ratio of 0.6 or higher. 
CPED requested a shelving plan for the retail establishment to ensure the retail establishment will 
be in compliance with the requirement for views into and out of the building at eye level and the 
ground floor active function requirement of the site plan review chapter. However, the applicant 
stated that the shelving plan has not been finalized. As a condition of approval, the first floor shall 
allow views into and out of the building at eye level for at least 40 percent of the window area as 
defined by Section 551.120-Building Design. To be in compliance with Section 551.120, shelving, 
mechanical equipment or other similar fixtures shall not block views into and out of the building in 
the area between four and seven feet above the adjacent grade.  In addition, the first floor of the 
building shall be designed to accommodate active functions by ensuring that storage, or mechanical 
equipment rooms are limited to no more than 30 percent of the linear building frontage along each 
wall facing a public street, public sidewalk, or public pathway. 
The building’s flat roof is similar to the surrounding buildings.  
The parking garage is located below ground.  

 

Table 1. Chapter 530-Site Plan Review: Percentage of Windows Required for Elevations 
Facing a Public Street, Sidewalk, Pathway, or On-Site Parking 

 Code Requirement Proposed 

Residential Uses 

1st Floor (Lake Street) 20% minimum 30 sq. ft. 20% 30 sq. ft. 

2nd Floor (Lake Street)  10% minimum 50 sq. ft. 36% 176 sq. ft. 

3rd-6th Floors (Lake Street) 10% minimum 127 sq. ft. 20% 248 sq. ft.  

7th Floor (Lake Street) 10% minimum 452 sq. ft.  34% 452 sq. ft. 

2nd-6th Floors (Fremont Ave) 10% minimum 267 sq. ft. 11% 301 sq. ft. 

7th Floor (Fremont Ave) 10% minimum 83 sq. ft. 36% 301 sq. ft. 

2nd-6th Floors (Lagoon Ave) 10% minimum 127 sq. ft. 22% 273 sq. ft. 

7th Floor (Lagoon Ave) 10% minimum 85 sq. ft. 24% 201 sq. ft. 

Nonresidential Uses- 

Office-1st Floor (Lake Street) 30% minimum 62 sq. ft. 66% 137 sq. ft. 

Retail-1st Floor (Lake Street) 30% minimum 170sq. ft.  49% 281 sq. ft. 

Retail-1st Floor (Fremont Ave) 30% minimum 595 sq. ft. 72% 1,428 sq. ft. 

Retai-1st Floor (Lagoon Ave) 30% minimum 283 sq. ft. 64% 608 sq. ft. 

Office-2nd Floor (Lake Street) 10% minimum 77 sq. ft.  57% 444 sq. ft.  
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Table 2. Chapter 551-Pedestrian Oriented Overlay District: Percentage of Clear Glazing in 
Windows or Doors on 1st Floor Facing a Public Street or Sidewalk 

 Code Requirement Proposed 

Nonresidential Uses 

Office-1st Floor (Lake Street) 40% minimum 83 sq. ft. 80% 167 sq. ft. 

Retail-1st Floor (Lake Street) 40% minimum 227 sq. ft. 62% 354 sq. ft. 

Retail-1st Floor (Fremont Ave) 40% minimum 794 sq. ft. 72% 1,428 sq. ft. 

Retai-1st Floor (Lagoon Ave) 40% minimum 378 sq. ft. 64% 608 sq. ft. 

 

Table 3. Percentage of Exterior Materials per Elevation 
 

Material Maximum 
allowed 

North 
(Lagoon)  

South 
(Lake) 

East 
(Fremont) 

West 
(alley) 

North 
courtyard 

South 
courtyard 

Number of 
materials 

3 3 4 4 5 3 3 

Brick (face) 100% 14% - 6% 8% - - 
Stone 100% - 7% 6% - - - 

Glazing 100% - - - - - - 
Metal panel 75% 32%  15% 10% 13% 29% 

Stucco 75% 16% 17% 32% 9% - - 
Wood 75% - 12% - - - - 

Burnished 
CMU 

50% - - - 8% 7% 6% 

Fiber cement 
board 

30% - 18% - 30% 61% 48% 

Access and Circulation – Meets requirements 

Building entrances along Lake, Lagoon, and Fremont will either lead directly to the public sidewalks 
or have a walkway that is at least four feet that connects them to the public sidewalks. In addition, 
entrances along the alley will have walkways that connect to the public sidewalks (see Sheet L1.1).  
It should also be noted that the applicant is proposing curb bulbouts at the Lake/Fremont Avenue 
and Lagoon/Fremont intersections. If approved by Public Works, this will help with the pedestrian 
experience in Uptown by reducing the distance pedestrians will have to travel from neighboring 
intersections.  
There are no existing or planned transit shelters on the project site.  
Vehicular access and circulation is designed to minimize conflicts with pedestrian traffic and with 
surrounding residential uses. Pedestrian traffic will be separated from vehicle traffic at all 
access/exit points of the building. The project site does not have an alley. The project will have one 
vehicular access point and vehicular exiting point. Currently there is an access point along Fremont 
Avenue near the Fremont/Lagoon intersection and another access point at Lagoon Avenue 
midblock. The project would change this to have an access point midblock at Lake Street and an 
exit point midblock at Lagoon Avenue. This is the same location and traffic-flow configuration as 
the neighboring building to the west. In order to reduce the length of a wide, unobstructed access 
points with the two buildings on this block face, there will be raised curbs along the interior 
property line to separate the individual driveway areas of the two buildings.  
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The project includes onsite loading that does not conflict with pedestrian traffic. Access for service 
vehicles will not be located near residence and office residence districts.  
There will be a slight reduction in impervious surface with the project. The current site does not 
have any pervious surfaces. The proposed project will reduce the impervious surface from 33,490 
square feet to 33,368 square feet (122 square foot difference).  

Landscaping and Screening – Requires alternative compliance 

Overall composition and location of landscaped areas will complement the scale of the 
development and its surroundings. The main area of the project’s landscaping is within the public 
realm, which is consistent with the adjacent Walkway Building to the west and other newer 
development within the Core of Uptown. The project will have contiguous planting areas along 
Lake, Lagoon, and Fremont Avenue.  
The zoning code requires that at least 20 percent of the site not occupied by buildings be 
landscaped and that one canopy tree be planted for each 500 square feet of required green space 
and at least one shrub be planted for each 100 square feet of required green space. Since the 
below-grade parking garage would occupy the entire site no on-site landscaping, trees, or shrubs 
are required (see Table 4). Although no on-site landscaping is required, the applicant is proposing 
to plant some perennials and grasses on-site and a variety of perennials, grasses, shrubs and trees 
within the public right-of-way. The existing 11 street trees would be replaced with 11 new street 
trees. 
There will be no parking and loading fronting along a public street. The only portion of the project 
that is required to provide a landscaped yard and screening is the loading area along the back of the 
building since it faces a permitted residential use to the west. To be in compliance with Section 
530.170, this area shall have a landscaped yard that is seven feet in width and have screening that is 
six feet in height. The applicant is not proposing landscaping at this area. Alternative compliance is 
required.  
There will be no vehicle surface parking as part of the project.  
The portions of the site that are not covered by building, parking and loading facilities, driveways 
and sidewalks will be landscaped areas. There is a 50 square foot area near the Fremont/Lagoon 
intersection and a 74-square foot area landscaped near the Lake/Fremont intersection.  
As a condition of approval, the proposed landscaping onsite and within the public right-of-way shall 
comply with Section 530.200-Plant Material Standards and 530.210-Installation and Maintenance of 
Materials.  

Table 4. Landscaping and Screening Requirements 

 Code Requirement Proposed 
Lot Area -- 33,490 sq. ft. 

Building footprint (including 
underground parking garage) -- 33,490 sq. ft. 

Remaining Lot Area -- 0 sq. ft. 

Landscaping Required 0 sq. ft. 0 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 0 trees 0 trees 

Shrubs (1: 100 sq. ft.) 0 shrubs 0 shrubs 

 

Additional Standards – Meets requirements 

The perimeter of the driveway is defined by a six inch by six inch continuous concrete curb or 
greater.  
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The site plan will not have an impact on the blocking of views of important elements of the city 
including parks, greenways, significant buildings and water bodies. The project site is located at least 
350 feet from the Midtown Greenway, parks, significant buildings and water bodies. 
The building is located and arranged to minimize shadowing on public spaces and adjacent 
properties. As previously stated, the nearest public space (Midtown Greenway) is more than 350 
feet away. Given the placement of the building and the u-shaped design the habitable building area 
will be more than 16 feet from the shared property line and 30 feet from The Walkway Building to 
the west. This building placement will help reduce the shadowing on the nearest buildings.  
The building will not have a major impact on the generation of wind currents at ground level.  
The site plan includes crime prevention design elements as specified in Section 530.260. This 
includes natural surveillance and visibility with a greater amount of windows than required for the 
building that helps people observe adjacent spaces and public sidewalks, territorial reinforcement 
and space delineation with landscaping near the commercial entrances, and natural and well defined 
access points that incorporate architectural elements to highlight where the entrances are as well 
as good commercial storefront location near the street intersections.  
The project site does not include a locally designated historic resource or structure that has been 
determined to be eligible to be locally designated.  

 

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

The proposed residential, office, and commercial uses are permitted uses in the C3A/ Community 
Activity Center District.   

Off-street Parking and Loading – Requires variance(s) 

A total of 161 off-street parking spaces will be provided on two floors of underground parking. The 
project with residential, office, and retail uses requires a total of 91 off-street parking spaces (see 
Table 5).  
As required by Table 541, each dwelling unit is required to provide one parking space (125 spaces). 
However, the project is able to take advantage of the transit incentive that reduces the off-street 
parking requirement by 50 percent for a multifamily dwelling building that is within a quarter mile 
of a bus stop with midday service headways of 15 minutes or less; a reduction of 63 spaces. A 
qualifying bus stop (#42036) is located on the northeast side of the Lagoon/Fremont Avenue 
intersection; 100 feet away from the project site. Therefore, the residential portion of the building 
has a minimum off-street parking requirement of 62 spaces. The applicant is proposing that the 
residential portion of the project have 128 parking spaces.  
As required by Table 541, an office use is required to provide one parking space per 500 square 
feet of gross floor area in excess of 4,000 square feet. The office use will have 5,883 square feet of 
gross floor area. Therefore, this will require three spaces. However, per Section 541.170-Specific 
Off-Street Parking Requirements, all uses over 1,000 square feet, other than those specified under 
the heading "Residential Uses" shall provide a minimum of four parking spaces. Per 551.140-
Accessory Parking, the minimum off-street parking requirement for nonresidential uses shall be 75 
percent of the minimum requirement specified in Chapter 541-Off-Street Parking and Loading. 
Therefore, the minimum off-street parking requirement for the office use is three spaces.  
As required by Table 541, a general retail sales and service use is required to provide one space 
per 500 square feet of gross floor area in excess of 4,000 square feet. The general retail sales and 
service use will have 21,700 square feet of gross floor area. Therefore, this use will require 35 off-
street parking spaces. Like the office use, the retail use qualifies for the 25 percent reduction 
outlined in Section 551.140-Accessory Parking. Therefore, the minimum off-street parking 



Department of Community Planning and Economic Development 
BZZ-7296 

 

 

 
19 

requirement for the retail use is 26. Combined, the nonresidential uses will require 29 off-street 
parking spaces. The applicant is proposing 33 spaces.  
Per Table 541-1, there is not a maximum off-street parking requirement for a residential use. 
However, Section 541.450-Maximum Number of Vehicles for Dwellings does limit the number of 
surface vehicle parking spaces to two vehicles per dwelling unit.  The project is not proposing any 
surface parking and will be in compliance with this requirement. Per Table 541-1, the maximum 
allowed parking for an office and retail establishment is one space per 200 square feet of gross 
floor area. Therefore, the maximum off-street parking allowance for the 5,883 square feet office 
space is 29 spaces and the maximum off-street parking allowance for the 21,700 square foot retail 
establishment is 108 spaces. Combined, the maximum off-street parking for the nonresidential uses 
is 137 spaces. The project is proposing 33 off-street parking spaces for the nonresidential uses and 
therefore will not be exceeding the maximum allowance (see Table 5).  
As required by Section 541.330-Size, 75 percent of the required parking shall comply with the 
minimum dimensions for standard spaces. Therefore, 47 parking spaces for the residential use and 
22 spaces for the nonresidential uses shall be standard parking spaces. As proposed, the project 
will have 115 standard sized parking spaces for the residential use and 25 standard sized parking 
spaces. As a condition of approval, all parking areas shall be marked to be in compliance with 
Section 541.320-Marking of Spaces and the compact parking stalls shall be labeled as such as 
required by Section 541.330-Size.  
As required by Section 541.330-Sizse, the two-way drive aisles in the underground parking area will 
be at least 22 feet in width.  
The driveways and curb cuts are in compliance with 541.240 as they are at least 12 feet in width 
and do not exceed 25 feet in length. At the property lines, the driveways will be 12 feet in length.  
To comply with 541.280-Access to Parking Spaces, each off-street parking space will open directly 
to an aisle or driveway of such width and design as to provide safe and efficient means of vehicular 
access to such parking spaces. To comply with 541.300-Surfacing, all driveways leading to parking 
areas, and all other areas upon which motor vehicles may be located will be surfaced with a 
dustless all-weather hard surface material capable of carrying a wheel load of 4,000 pounds.  
To be in compliance with Section 541.370 – General Maintenance snow falling in the alley and 
maneuvering area will be removed from the site.  
As required by Section 541.180-Bicylce Parking, a multiple-family dwelling with five or more units is 
required to provide one bike parking space for every two dwelling units; and 90 percent of the 
required bicycle parking shall meet the standards for long-term bicycle parking. Required long-term 
bicycle parking spaces shall be located in enclosed and secured or supervised areas providing 
protection from theft, vandalism and weather and shall be accessible to intended users. Required 
long-term bicycle parking for residential uses shall not be located within dwelling units or within 
deck or patio areas accessory to dwelling units. Therefore, the 125 residential unit portion of the 
building is required to provide 63 bike parking spaces and to have 56 of those spaces in an enclosed 
area as outlined in Section 541.180. As proposed, the project will have 125 enclosed bike parking 
spaces for the residential portion of the building (see Table 6).  
As required by Section 541.180-Bicylce Parking, an office use is required to provide three bike 
parking spaces or one space per 15,000 sq. ft. of gross floor area, whichever is greater.  In addition, 
not less than 50 percent of the required bicycle parking shall meet the standards for long-term 
bicycle parking. Required long-term bicycle parking spaces shall be located in enclosed and secured 
or supervised areas. Therefore, the 5,883 square foot office space is required to provide three bike 
parking spaces and to have at least two of the spaces meet the long term bike parking requirement. 
The project is proposing to have at least three bike parking stalls for the office use and that all will 
meet the long-term bicycle parking standards (see Table 6). As a condition of approval, the bike 
parking dedicated to the office uses shall be labeled on plans issued for a final building permit to 
show compliance with Section 541.180.    
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As required by Section 541.180-Bicylce Parking, a retail establishment is required to provide three 
bike parking spaces or one space per 5,000 sq. ft. of gross floor area, whichever is greater.  In 
addition, not less than 50 percent of the required bicycle parking shall meet the standards for 
short-term bicycle parking. Required short-term bicycle parking spaces shall be located in a 
convenient and visible area within 50 feet of a principal entrance and shall permit the locking of the 
bicycle frame and one wheel to the rack and shall support a bicycle in a stable position without 
damage to the wheels, frame or components. With the permission of the city engineer, required 
bicycle parking may be located in the public right-of-way. Therefore, the 21,700 square retail 
establishment is required to provide four bike parking spaces and have at least two of the spaces 
meet the short term bike parking requirement. The project is proposing to have 18 bike parking 
stalls for the retail establishment and that all will meet the short-term bicycle parking standards 
(see Table 6).  
Per Section 541.560 and Table 541-8, the proposed 125-unit, 5,883 square foot office, and 21,700 
square foot retail requires two small loading spaces that are 10 feet wide by 25 feet deep exclusive 
of aisle and maneuvering space. The applicants are proposing one small loading space. A variance is 
required (see Table 6).  

Table 5. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Residential  125 63 62 N/A 128 

Office 4 1 3 29 3 

Commercial/Retail 
 

35 9 26 108 30 

Total 164 73 92 137* 161 

* There is not a maximum number of off-street parking spaces for residential uses.  

Table 6. Bicycle Parking and Loading Requirements (Chapter 541) 

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

Residential 63 -- 56 125 1 0 

Office  3 -- 2 3 0 0 

Retail 4 2 -- 18 1 1 

Total 52 2 58 146 2 1 

 

Building Bulk and Height – Requires conditional use permit 

The proposed project requires a conditional use permit for the proposed height. The maximum 
building height allowed in the C3A Zoning District is four stories or 56 feet, whichever is less. The 
applicants are proposing a seven-story building that is 91.6 feet tall measured to the top of the 
elevator penthouse. The natural grade 10 feet from the center of the building (along Fremont 
Avenue) is 879.8 feet above sea level. The proposed first floor elevation is 881.25 feet (1.45 feet 
above natural grade). As outlined in 520.160-definitions, building height is measured to the top of 
the elevator penthouse for a project when it is greater than 14 feet in height; as proposed it is 
16.75 feet tall. The height of the building from the top of the first floor slab to the top of the 
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elevator penthouse is 90.1 feet (971.35 feet above sea level). Therefore, the building is 91.6 feet tall 
as defined by the Minneapolis zoning code (see Table 7). It should be noted that the building floor 
heights will be in compliance with the definition of a story in order to not be considered additional 
stories. Per 520.160-definitions, the first floor shall not exceed 20 feet in height and the upper 
floors 14 feet in height in order to be considered a single floor. The project is in compliance with 
these ceiling height requirements as the first floor will be 20 feet and all upper floors will be 10.75 
feet tall. 
The proposed project requires a variance for the proposed floor area ratio. The base maximum 
floor area ratio in the C3A Zoning District is 2.7. However, the project qualifies for two 20-
percent density bonuses as outlined in Section 548.130. The multiple-family dwelling building 
qualifies for the bonus for enclosed parking by having all required parking provided entirely below 
ground.  The project also qualifies for the bonus in having a mixed commercial-residential building 
by having residential uses above a ground floor and more than 50 percent of the ground floor 
devoted to commercial uses. The project is proposing to have 80 percent of the ground floor 
devoted to commercial uses (21,669/27,132). With the bonuses, the allowed floor area ratio for 
the project is 3.78. The applicant is proposing to have a floor area ratio of 4.3: 143,173 square feet 
of floor area on a lot that is 33,490 square feet (see Table 7).  

Table 7. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 33,490 sq. ft. / 0.77 acres 

Gross Floor Area (GFA) -- 143,173 sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

N/A 4.3 

Maximum Floor Area Ratio 
(GFA/Lot Area) 3.8 4.3 

Maximum Building Height 4 stories or 56 feet, 
whichever is less 7 stories or 91.6 ft. 

 

Lot Requirements – Not applicable 

Per Section 548.400-Lot Dimension Requirements, the minimum lot area for a multiple-family 
dwelling is 5,000 square feet and the minimum lot width requirement is 40 feet. The proposed 
project will be in compliance with these requirements (see Table 8).  There is not a maximum 
impervious surface area requirement, maximum lot coverage requirement, or density requirement 
for the C3A/Community Activity Center District. In addition, there is not a minimum lot area or 
lot width requirement for office or retail establishments in the C3A Zoning District outlined in 
Table 548-2. 

Table 8. Lot Requirements Summary 

 Code Requirement Proposed 

Density (DU/acre) -- 163 DU/acre 

Minimum Lot Area-
Residential 5,000 33,490 

Minimum Lot Width-
Residential 40 134 ft. 
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Yard Requirements – Requires variance(s) 

Per Section 548.140-Yard Requirements, the project site has an established front yard requirement 
along Lake Street and Lagoon Avenue because the adjacent use to the west has a residential use. 
However, since the neighboring building with residential units is located at the property lines along 
Lake Street and Lagoon Avenue, the front yard setback along both of these streets is 0 feet.  
Per 548.410 (b) (2)-Yard Requirements, the interior setback for the seven-story building is 17 feet 
(5 feet plus two feet for every story above the first). The building at its closest point will be 16 feet 
from the shared interior property line and the port cochere will be at located at the interior 
property line near the Lake Street vehicular access point (see Table 9). Therefore, the project 
requires a variance to reduce the interior side yard setback from 17 feet to 0 feet. 
Portions of the 6th and 7th floor mezzanine along Lagoon Avenue extend over the property line. 
The building extension in the right of way, the landscaping planting in the boulevard, and the bike 
parking in the boulevard will require an encroachment permit.  
 

Table 9. Minimum Yard Requirements 

 Zoning 
District Overriding Regulations Total 

Requirement Proposed 

Fremont 
Avenue  (Front) N/A N/A 0 ft. 0 ft. 

Lake Street 
(Front) N/A 0 0 ft. 0 ft. 

Lagoon Avenue 
(Front) N/A 0 0 ft. 0 ft. 

West (Interior) N/A 17 17 ft. 0 ft. 

 

Signs – Not applicable 

The applicant did not submit a sign plan with their applications. All signs are subject to the 
requirements outlined in Chapter 543-On-Premise Signs and all proposed sign require permits. 

Refuse Screening – Meets requirements 

The project will be in compliance with Section 535.80-Screening of refuse and recycling storage 
containers as the refuse for the residential, office, and retail use will be stored within the building.  

Screening of Mechanical Equipment – Meets requirements 

For the residential units, the applicant is proposing to have heating, ventilation and air conditioning 
(HVAC) equipment on the building wall in the form of mechanical louvers. The mechanical 
equipment for the second floor office space and retail space (distributed air handling and 
condensing units) will be located within their respective spaces and/or the parking garage. The 
applicant is proposing to screen a backup generator and mechanical equipment located within the 
first floor of western building wall with decorative metal screens. As a condition of approval, the 
electric transformer located next to the western building wall and any other mechanical equipment 
on roofs or other locations shall be screened to be in compliance with Section 535.70-Screening of 
Mechanical Equipment.  

Lighting – Not applicable 
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A lighting plan was not submitted with the application. As conditioned, a lighting plan shall be 
submitted prior to building permit issuance that shows the project is in compliance with the lighting 
requirements outlined in section 535.590-Lighting.  

Commercial Zoning District Requirements – Requires variance(s) 

Per Section 548.180-Enclosed Building Requirement, the commercial retail establishment on the 
first floor will be subject to the Enclosed Building Standards for outdoor sales and display.  
Per Section 548.360-General District Regulations for the C3A/Community Activity Center District, 
the maximum floor area for a retail sales and service use is 8,000 square feet when parking is not 
located between the principal structure and the street, and the structure in which the commercial 
use is located is at least two stories. The proposed retail use will be 21,700 square feet. A variance 
is required to allow this additional floor area. 
Per Section 548.360 -General District Regulations, fast food restaurants are prohibited in new 
storefront buildings.  

Other General Development Standards – Meets requirements 

The project will be in compliance with Section 535.90-General Standards for Residential Uses as all 
units will exceed the minimum 350 square foot gross floor area for an efficiency unit and 500 
square foot floor area for a dwelling unit.  

Specific Development Standards – Not applicable 

Per Table 548-1- Principle Uses in Commercial Districts, multiple-family dwellings, office, and 
general retail uses do not have specific development standards.  

PO Overlay District Standards – Requires variance(s) 

The project site is within the Lake and Hennepin Pedestrian Oriented Overlay District and subject 
to the general and specific pedestrian oriented overlay district requirements outlined in Chapter 
551. Per 551.100, fast food restaurants are prohibited in this new storefront building. 
Per 551.120-Building Facade , at least 40 percent of the first floor façade of any nonresidential use 
that faces a public street or sidewalk shall be windows or doors of clear or lightly tinted glass that 
allow views into and out of the building at eye level. Windows shall be distributed in a more or less 
even manner. Minimum window area shall be measured between the height of two (2) feet and ten 
(10) feet above the finished level of the first floor. The project will be in compliance with this 
requirement along Lake Street, Fremont Avenue, and Lagoon Avenue (see Table 2). To be in 
compliance with Section 551.120-Building Facade, no backlit awnings and canopies are allowed.  
Per 551.150-, a travel demand management plan was required to be submitted. The applicant 
submitted a draft TDMP on July 20, 2015 and is committed to implementing recommendations in 
the TDMP that promotes alternative transportation by residents, employees, and customers. 
Implementing steps that promote alternative transportation will help mitigate the negative impact 
on air quality, parking and roadway infrastructure.  

 

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. 
This site is adjacent to Lake Street and Lagoon Avenue, which are both designated as commercial 
corridors. It is also within the Uptown activity center. The proposal would be consistent with the 
applicable principles and policies of the comprehensive plan including the following: 

Land Use Policy 1.3: Ensure that development plans incorporate appropriate 
transportation access and facilities, particularly for bicycle, pedestrian, and transit. 
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1.3.1 Require safe, convenient, and direct pedestrian connections between principal building 
entrances and the public right-of-way in all new development and, where practical, in 
conjunction with renovation and expansion of existing buildings. 

1.3.2 Ensure the provision of high quality transit, bicycle, and pedestrian access to and 
within designated land use features. 

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. 

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 1.12: Support Activity Centers by preserving the mix and intensity of 
land uses and by enhancing the design features that give each center its unique urban 
character. 

1.12.1 Encourage a variety of commercial and residential uses that generate activity all day 
long and into the evening. 

1.12.2 Encourage mixed use buildings, with commercial uses located on the ground floor and 
secure entrances for residential uses. 

1.12.3 Encourage active uses on the ground floor of buildings in Activity Centers. 

1.12.4 Discourage uses that diminish the transit and pedestrian character of Activity Centers, 
such  as automobile services, surface parking lots, and drive-through facilities. 

1.12.5 Encourage a height of at least two stories for new buildings in Activity Centers, in 
keeping with neighborhood character. 

1.12.9 Encourage architectural design, building massing and site plans to create or improve 
public and semi-public spaces in Activity Centers. 

Housing Policy 3.2: Support housing density in locations that are well connected by 
transit, and are close to commercial, cultural and natural amenities. 

3.2.1  Encourage and support housing development along commercial and community 
corridors, and in and near growth centers, activity centers, retail centers, transit 
station areas, and neighborhood commercial nodes. 

Urban Design Policy 10.9: Support urban design standards that emphasize traditional 
urban form with pedestrian scale design features at the street level in mixed use and 
transit-oriented development. 

10.9.1 Encourage both mixed use buildings and a mix of uses in separate buildings where 
appropriate.  
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10.9.2 Promote building and site design that delineates between public and private spaces. 

10.9.4 Coordinate site designs and public right-of-way improvements to provide adequate 
sidewalk space for pedestrian movement, street trees, landscaping, street furniture, 
sidewalk cafes and other elements of active pedestrian areas. 

Urban Design Policy 10.10: Support urban design standards that emphasize a 
traditional urban form in commercial areas. 

10.10.1 Enhance the city's commercial districts by encouraging appropriate building forms and 
designs, historic preservation objectives, site plans that enhance the pedestrian 
environment, and by maintaining high quality four season public spaces and 
infrastructure. 

10.10.3 Enhance pedestrian and transit-oriented commercial districts with street furniture, 
street plantings, plazas, water features, public art and improved transit and pedestrian 
and bicycle amenities. 

10.10.4 Orient new buildings to the street to foster safe and successful commercial nodes and 
corridors. 

10.10.6 Require storefront window transparency to assure both natural surveillance and an 
inviting pedestrian experience. 

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. 

Urban Design Policy 10.19: Landscaping is encouraged in order to complement the 
scale of the site and its surroundings, enhance the built environment, create and define 
public and private spaces, buffer and screen, incorporate crime prevention principles, 
and provide shade, aesthetic appeal, and environmental benefits. 
 
Urban Design Policy 10.23 Promote climate-sensitive design principles to make the 
winter environment safe, comfortable and enjoyable. 

10.23.1 Consider solar access, shelter from wind and snow storage and removal in site design. 

10.23.2 Locate pedestrian places on the sunny sides of streets and buildings to shelter from 
the wind and utilize the sun’s warmth. 

10.23.3 Consider building context, placement, and height to manage wind speeds. 

10.23.4 Encourage snow removal and storage practices that promote pedestrian and bicycle 
activity and safety. 
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10.23.6 Encourage street tree plantings to reduce wind speed and provide separation between 
pedestrians and cars. 

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

The property is also located within the boundaries of the Uptown Small Area Plan that was adopted 
by the City Council in 2008. The recommended land use for the site is mixed use with transit-
oriented density. The plan calls for concentrating retail activities at key locations on Hennepin 
Avenue and along Lake Street and Lagoon Avenue east of Hennepin. In the activity center, it also 
recommends vertically mixing land uses with ground floors occupied by entertainment, hotels, 
restaurants, shopping, and destination uses, as well as retailers (local and national) while upper floors 
should contain offices or residential uses. A goal of having mixed use blocks along Lake Street is to 
improve walkability and connectivity between Uptown and Lyn/Lake. In addition to the principles 
and polices outlined in the conditional use permit and variance sections of this report, the following 
guidance from the Uptown Small Area Plan applies to this proposal: 

Land Use Recommendations. 

 Encourage mixed use blocks along Lake Street with the goal of improving walkability and 
 connectivity between Uptown and Lyn/Lake. 
 Encourage office and employment uses in the Core as means of boosting daytime population. 

Built Form Recommendations. 

 Concentrate density and intensity in the Core. 
 Encourage buildings in the Core to fit within a sculpted envelope that maximizes sunlight to the 
 Greenway, Lake Street and Lagoon Avenue. 
 Encourage all buildings on Lake Street and Lagoon Avenue, east of Hennepin Avenue, to contain 
 storefronts. 

Pedestrian and Bicycle Recommendations. 

 Shorten the walk distance for pedestrians crossing streets in Uptown by providing bump outs at 
 signalized intersections.  
 Ensure that new development (residential and commercial) provides an adequate number of  
 bicycle parking stalls.  

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: 

Building placement. A portion of the first floor of the building is proposed to be setback 29 feet 
from Lagoon Avenue and 15 feet from Fremont Avenue. Per Chapter 530-Site Plan Review (and 
the Pedestrian Oriented Overlay District building placement requirements outlined in Chapter 
551), the first floor of buildings is required to be not more than eight feet from the front lot line. 
Since this is a corner lot, both the building wall along Lagoon and Fremont are required to meet 
this requirement. Alternative compliance and a variance are required for the placement of the first 
floor building wall further than 8 feet from the property line. As outlined in the variance section 
above, the proposed setback provides some additional room for a building entrance to a larger 
retailer.  In addition, the proposed recessed design entrance with the upper floors built out to the 
property line creates an enclosed alcove area that provides protection from weather elements for 
pedestrians, while having a strong building presence at the property line. The proposed alternative 
of recessing a small portion of the building on the first floor for an entrance while having upper 
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floors extend near the front property lines is consistent with development objectives adopted by 
the city council (Minneapolis Plan for Sustainability and the Uptown Small Area Plan) 
Percentage of exterior building materials allowed: The applicant is proposing to have 61 
percent of the north courtyard elevation be fiber cement board and 48 percent of the south 
courtyard elevation be fiber cement. Per the City of Minneapolis, Guide to Exterior Building Walls 
and Materials, buildings should not include more than 30 percent of an elevation with fiber cement 
board on an elevation. Alternative compliance is required. Given that there will be minimal to no 
visibility from the street of these elevations, these elevations contain architectural enhancements 
with projecting balconies, and all other elevations comply with the percentage of allowed materials, 
the proposed alternative is consistent with the applicable development objectives adopted by the 
city council.  
More than three materials on an elevation (south, east, and west). The applicant is 
proposing to have four exterior materials on the south elevation (Lake Street): four materials on 
the east elevation (Fremont Avenue) and five materials on the west elevation (alley). Per the City of 
Minneapolis, Guide to Exterior Building Walls and Materials, buildings should not include more than 
three exterior materials on an elevation (excluding windows, doors, and foundation and accent 
materials). Having three or fewer durable exterior building materials for an elevation is a traditional 
building design practice for mixed use buildings like that being proposed. The applicant has made an 
effort to come closer to compliance with the standard of having three building materials on an 
elevation since the Committee of the Whole meeting. However, CPED is recommending that the 
Planning Commission not provide alternative compliance for having more than three materials on 
the elevations in order to be in compliance with the City of Minneapolis, Guide to Exterior Building 
Walls and Materials. By reducing the number of materials, it will simplify the design and further 
unify all building elevations.  
Required landscaping and screening: The loading area along the back of the building is 
required to provide a seven-foot wide landscaped yard and a six-foot tall screening since it abuts a 
permitted residential use. The applicant is not proposing landscaping or screening in this area. 
Alternative compliance is required. Strict adherence to the landscaping and screening requirements 
in this instance are impractical because of site conditions. The project is in a dense urban part of 
Minneapolis where it is encouraged to limit the amount of open space between buildings, limit the 
amount of area devoted to driveways, and to continue to have a strong building wall presence. By 
requiring a seven-foot wide landscape buffer, it would likely reduce the building street presence 
along Lake Street and Lagoon Avenue and significantly alter the maneuvering in and out of the 
project site. In addition, it should be noted that the neighboring building to the west on the first 
floor where the landscaping and screening are required currently has a transformer, trash area, and 
a retail establishment that does not windows.  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by CPM Development for the properties 
located at 1300 West Lake Street, 1300 ½ West Lake Street, and 2928 Fremont Avenue South: 

A. Conditional Use Permit to allow an increase in the maximum permitted height in 
the C3A/Community Activity Center District. 
Recommended motion: Approve the conditional use permit for an increase in height from 4 
stories or 56 feet to 7 stories or 91.6 feet in the C3A/Community Activity Center District, 
subject to the following conditions: 
1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 

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

B. Variance to increase the allowable floor area ratio. 

Recommended motion: Approve the variance request to increase the maximum allowable floor 
area for the proposed building from 3.8 to 4.3.  

C. Variance to increase the size of a commercial storefront.  

Recommended motion: Approve the variance request to increase the size of a commercial 
storefront from 8,000 square feet to 21,700 square feet in the C3A/Community Activity Center 
District, subject to the following conditions:  

1. The retail establishment shall maintain not less than two public entrances facing the public 
street, and shall maintain a storefront entrance on Lagoon Avenue and Lake Street as 
proposed.  

D. Variance to reduce the interior yard setback.  

Recommended motion: Approve the variance to reduce the interior yard setback from 17 feet 
to 0 feet to allow the building and port cochere. 

E. Variance to increase the distance the first floor will be located from the front 
property line in the pedestrian oriented overlay district.   

Recommended motion: Approve the variance request to increase the distance the first floor 
will be located from the front property lines in the Pedestrian Oriented Overlay District from 8 
feet to 15 feet (from Fremont Avenue) and 29 feet (from Lagoon Avenue), subject to the 
following conditions: 

1. As required by Section 551.100, the area between the building and the lot line shall include 
the raised bed landscape areas as proposed.  

F. Variance to reduce the off-street loading requirement. 

Recommended motion: Approve the variance to reduce the off-street loading requirement 
from two small loading spaces to one small loading space. 

G. Site Plan Review for a new commercial building. 

Recommended motion: Approve the site plan review for the construction of a seven-story, 
mixed use building with 125 residential units, 5,883 square feet of office space, and 21,700 
square feet of commercial space, subject to the following conditions: 

1. A detailed floor plan and shelving plan shall be submitted prior to building permit issuance 
that shows full compliance with the requirements of Section 530.120-Building Design and 
Section 551.120-Building Façade.   

2. All mechanical equipment shall be screened as required by Section 535.70-Screening of 
Mechanical Equipment. In addition, the mechanical equipment recessed into the building wall 
along the western elevation (rear), shall be screened with a decorative metal screen to be in 
compliance with the blank wall requirement in Section 530.120-Building Design.  

3. As outlined in the City of Minneapolis, Guide to Exterior Building Walls and Materials, 
buildings shall not include more than three exterior materials on an elevation (excluding 
windows, doors, and foundation and accent materials). To be in compliance with the City of 
Minneapolis Guide to Exterior Building Walls and Materials, a standing seam metal panel (or 
metal panel of efficient thickness) shall be used for exterior cladding in order to discourage 
an oil-canning effect. To help reduce the visibility of the mechanical equipment, the heating, 
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ventilation and air conditioning screens on the outside walls shall be matched to paint the 
surrounding wall finish. 

4. As required by Section 541.180-Bicycle Parking, the bike parking dedicated to the office uses 
shall be labeled on plans submitted for building permit issuance.  

5. A lighting plan shall be submitted prior to building permit issuance that shows the project is 
in compliance with the lighting requirements outlined in Section 535.590-Lighting. 

6. All parking areas shall be marked as required by Section 541.320-Marking of Spaces and the 
compact parking stalls shall be labeled as required by Section 541.330-Size. 

7. Any outdoor sales and display shall be in compliance with Section 548.180-Enclosed Building 
Standards. Fast food restaurants are prohibited in the proposed building as required by 
Section 548.360-General District Standards and 551.100. And as required by Section 
551.120-Building Facades, no backlit awnings and canopies are allowed.  

8. The landscaping onsite and within the public right-of-way shall comply with Section 530.200-
plant material standards and 530.210-installation and maintenance of materials.  
 

ATTACHMENTS 

1. BZZ Map, aerial, and future land use map 
2. PDR report 
3. Written description and statement to the findings submitted by applicant 
4. Zoning analysis submitted by applicant 
5. Plan set: civil plan set, landscape plan, architectural plan set 
6. Hydrology report 
7. Travel demand management plan 
8. 6.18.15 COW elevations and renderings 
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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: MATTHEW JAMES 

(612) 673-2547 
matthew.james@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 
Mixed-used development with 26,500 sq. ft of commercial/retail space and 123 dwelling units.  

Review Findings (by Discipline) 

 Zoning - Planning 
 The demolition of the existing building will likely be able to be approved administratively. The project is 

scheduled to go to the August 18 CPC meeting. The following land use applications have been identified: 

Status *  Tracking Number: PDR 1001335 
RESUBMISSION 
REQUIRED  Applicant:  CPM DEVELOPMENT 

2919 KNOX AVE S. 
SUITE #200 
MINNEAPOLIS, MN 55408 
 

 
 

  Site Address: 1300 LAKE ST W 
1300 LAKE ST W 
2928 FREMONT AVE S 
 

  Date Submitted: 10-JUL-2015 
  Date Reviewed: 24-JUL-2015 



Minneapolis Development Review 
 

Tracking Number: PDR 1001335  

 

PDR Report ver 3.0 (PDRR1.doc)  2 

 Conditional use permit to allow for increased height 
 Variance to increase the maximum floor area ratio ("FAR") 
 Variance to increase the allowed floor area for a retail use in the C3A District; 
 Variance to reduce the off-street loading requirements 
 Site plan review. 

 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 assigned address number uses the 
street that provides the best/direct access for life safety equipment and best/direct access to the occupants. 

 The address for the proposed Lake and Fremont mixed-use building will be 1300 W. Lake St. This address 
meets the City of Minneapolis Street Naming and Address Standard requirements.  The commercial 
establishment at the corner of Lake and Fremont will be 1300 W. Lake.  The apartment complex entrance will 
be addressed 1312 W. Lake. The commercial establishment at the corner of Lagoon and Fremont will be 1301 
Lagoon. 

 When assigning suite sequences the following guidelines are as follows: 
 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. 

 Parks - Forestry 
 Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org) regarding any questions related to 

planting, removal or the process for 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 $1,521 per unit (affordable units excluded 
per ordinance) and for commercial and industrial development it is $202.80 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, the calculated dedication fee is as follows: 

 Park Dedication Fee Calculation = 
 Residential (123 units x $1,521 per unit)  = $187,083 
 Non-Residential Commercial Space  = $  00 
 5% of $XX (Administration Fee)  = $    1,000 
 Total Park Dedication Administrative Fee:        = $188,083 

 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 Matthew D. James at (612) 673-2547. 

 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, colored concrete, 
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. 
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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.
Contact Paul Cao at (612) 673-2943 for position and alignment of bike racks proposed in the Public right-of-
way.  If the racks are privately owned, they will require an encroachment permit.
The Project limits fall within the boundaries of the Uptown Special Service District.  Any improvements,
modifications, and alterations to the streetscape are subject to the review and approval of the Uptown Special
Service District, and will require the approval of the Special Service District Advisory Board.  Please co-
ordinate contact with the Advisory Board through Andy Carlson (612) 673-2836.

Street Design
The plan as submitted meets the requirements of the Public Works Street Design Division.
Note to the Applicant:  Site Plan revisions based upon Traffic and Parking comments may require further
review by Street Design.

Sidewalk
Planters and trees placement should be considered carefully, shifted as far toward the curb as possible to
maximize pedestrian through space to meet ADA guidelines and also achieve appropriate planter sizes for
their proposed plantings.  Bicycle rack placement should also be considered; contact Paul Cao at (612) 673-
2943 for position and alignment of bike racks proposed in the Public right-of-way.  Bike bollard details shall
be provided with the plans.  A minimum 8'-0" clear zone (un-obstructed) sidewalk shall be maintained for the
length of any block in a straight line.  For further clarification, site plans shall be fully dimensioned in relation
to the property lines, Public right-of-way, sidewalks, street furniture, landscaping, utilities, and other
obstructions.  Sidewalk layouts and landscaping in the Public right-of-way shall follow the established design
standards of Access Minneapolis; refer to the following:

http://www.minneapolismn.gov/publicworks/transplan/index.htm
The symbolism for proposed sidewalk depicted on Sheet C4.0 of the plans would seem to indicate a
distinctive joint pattern that is different from the sidewalk pattern depicted on the Landscaping Plans (Sheet
L1.1); the Applicant shall clarify the proposed sidewalk joint pattern and depict it consistently throughout the
plans.   Note that minimum joint spacing of 4' is typical for Minneapolis standard sidewalk.
Open planters proposed along Fremont Ave. S. shall be fully detailed; planter cross-sections shall be included
in the Landscaping Plans.  The 6" planter curb is not a preferred alternative.  Three sided tree guard or tree
rail- This is called out as an "ornamental" fence, but it is unclear what "metal fence flush at street curb"
means.  In general it is recommended that open planting beds be considered, not tree grates - reference
streetscape across Fremont Ave. at this location.  The tree detail on Sheet L1.2 is not accurate for an enclosed
planting bed.
ADA compliant pedestrian ramps are required at each crosswalk at the intersections of Fremont Ave. S. and
W Lake St. and Fremont Ave. S. Lagoon Ave.  Unless site conditions are restrictive; two (2) ADA compliant
pedestrian ramps should be constructed at each 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
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Traffic and Parking
The nature of the proposed development is such that traffic impacts will be an issue; please contact Allan
Klugman at (612) 673-2743 to discuss the requirements of a Travel Demand Management Plan (TDMP).
The proposed bump outs on Fremont Ave. S. will not be approved at this time.  Any bump-out would limit
the possibility of changing the roadway configuration in the future (and there has been a recent push for more
access throughout the Uptown area).  The City does view bump-outs as a positive amenity; however, in order
to continue the discussion, Public Works requests that the TDMP studies Fremont Ave. S. (as a one-way
roadway) and how future configurations to that street (with bump-outs) could be restricted.  Note to the
Applicant:  The bump-out into Lake St. will need Hennepin County approval.  Hennepin County has been
contacted for comment and a response is pending.
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 trash removal
operations and show turning maneuvers for all truck type vehicles that will be using the loading dock/parking
entrance areas.
Per City Ordinance the Applicant shall provide for (and identify) a solid waste collection point (SWCP) on
the site plans.  The location of the SWCP is subject to the review and approval of the Public Works
Department.
The Applicant shall note the location of any existing Metro Transit "bus stops" on the site plan.
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 trash removal
operations and show turning maneuvers for all vehicles that will be using the loading dock/parking entrance
areas.  Per City Ordinance the Applicant shall provide for (and identify) a solid waste collection point
(SWCP) on the site plans.  The location of the SWCP is subject to the review and approval of the Public
Works Department.
Street Lighting:  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.  Prior to site plan approval,
the Applicant shall contact Bill Prince at (612) 673-3901 to determine street lighting requirements.  Note:  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.
Note to the Applicant:  The construction of this development will likely require the use of Public right-of-way
(roadway and sidewalks) for construction purposes.

Water
The plan as submitted meets the requirements of the Public Works Water Maintenance & Distribution
Division.

Fire Safety
Provide required fire suppression system throughout building.
Fire department connection must be located on the address side of building and within 150 feet of a fire
hydrant.
Provide required fire alarm system throughout building.
Maintain fire apparatus access at all times.

Business Licensing
Continue to work with Matthew D. James at (612) 673-2547 concerning a Food Plan Review, SAC
determination and any Business License application submittal that may be required for this proposed project.
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Environmental Health
In 1930 the City of Minneapolis issued construction permit for a filling station. A Special Council Permit that
accompanied the constructionpermi9t indicates 2 - 1000 gallon gasoline and 2 pumps were to be installed.
City fire records indicate a station was operated by Howard Wise from 1941 with 9600 gallon gas tank which
was removed in 1947. In 1948 a 6000 gallon indoor fuel oil tank was installed for the Velie Motor Company.
Except for the fire department reference of the removal of the 9600 gallon gasoline tank no other information
is available; on the disposition of the other identified tanks.
Documentation on the current tank status must be submitted to environmental services on the 2-1,000 gallon
gas tanks and 1 - 6,000 fuel oil tanks. If no documentation exists a contingency plan needs to be submitted to
Tom Frame (tom.frame@minneapolismn.gov) on actions that will be taken these tanks are found during site
development activities.
The identification of the site as former service station and motor company identifies a potential problem of
contaminated soils being present. It is recommended the developer enter the Minnesota Pollution Control
Petroleum Brownfield program and request a letter of no association for any contaminated soils that may be
present on site. 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.

Historical Preservation Committee
There is no HPC flag on this property. HPC review is not required at this time. HPC review is required for
any wrecking permits pertaining to the removal of existing structures.

Sewer Design
Groundwater:  Please provide a copy of any geotechnical reports for the site.  It must be adequately
demonstrated that pumping of groundwater will not be necessary in order to keep the below grade areas dry.
Stormwater Management:  City of Minneapolis Utility Notes 3 and 4 on Sheet C3.0 should be removed.
Surface Drainage:  The existing and proposed spot elevations along the west property line do not match.  Is a
retaining wall proposed along the property line?  Please clearly identify what is proposed for grading in this
area.  The drainage of the adjacent property should not be negatively impacted and an emergency overflow
for the low point along the drive aisle should be provided so accumulated runoff does not enter the building.
Please include the proposed spot elevations on the gutter line on the plan view of Sheet C2.2, similar to Sheet
C2.1.  There appears to be a discrepancy between some of the elevations along the profiles between Sheets
C2.1 and Sheet C2.1.  For instance the elevation of the angle point of the bump out at Sta. 1+19.05 on Sheet
C2.2 is identified in the profile as 879.94, while on the plan view of sheet C2.1 it is 879.40.  The elevation of
Sta. 0+50.71 on Sheet C2.2 is 879.95 while the plan view of Sheet C2.1 shows a spot elevation of 879.69 in
close proximity.
Utility Connections:  Please clearly identify what is proposed for the sanitary sewer connection.  Multiple
connection scenarios should not be included on the plans.  If the existing connections are proposed to be re-
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used as the first preference, please only include this on the plans.  If it is determined the existing connections 
will not be used later, the plan can be amended. 

 If the new sanitary connections are proposed, it is preferred that the sanitary sewer connections be made at the 
existing manholes just upstream and downstream of the current proposed connection locations.  Please 
evaluate if this is feasible, if not please contact Jeremy Strehlo, 612-673-3973, for further requirements for the 
proposed connection directly to the main. 

 The locations of the existing service connections to the property should be identified on the plans.  Existing 
utility service location information is available through the City's Utility Connections Office, 612-673-2451. 

 The proposed storm sewer connection to the main in Fremont, north of Lake, should be core-drilled and a 
saddle tee fitting installed, per City of Minneapolis Standard Supplemental Specifications.  A new manhole is 
not permitted for the connection.  Please revise the plans accordingly.  The same comment applies to the 
proposed storm sewer connection to the main in Lake St. 

 Utility:  It appears the City catch basin at the corner of Lagoon and Fremont would need to be relocated to 
accommodate the proposed bump out.  This is not identified as being removed on the Demolition Plan.  
Please clearly identify all catch basins and catch basin leads proposed to be removed and relocated. 

 The proposed catch basins in Fremont and Lake should correspond to the low point along the curb line.  The 
profile view of the streets indicates the low points are in different locations from the CBs. 

 Please include the relevant City standard detail plates for the construction of the City catch basins on Lake St 
and Fremont Ave.  These include: SEWR-1003, SEWR-1008-R1, SEWR-1009, SEWR-1011-R1, SEWR-
2006, SEWR-2007, SEWR-2008, SEWR-3000 and SEWR-3001. 

 Please include the pipe material for the existing City storm and sanitary sewer adjacent to the property.  For 
City sanitary and storm sewer infrastructure records contact (612) 673-2405. 

 Non Stormwater Discharges:  Detail all mechanical and non-stormwater discharges.  Non-stormwater 
discharges are not permitted unless approved by the City of Minneapolis.  Non-stormwater discharges not 
declared and approved will not be permitted.  If there currently are none and nothing is proposed declare this 
status on the plans. 

 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.  

 Construction Code Services 
 Excavation earth retainage design will be necessary. 
 If future doors are required along Fremont for smaller tenants, they cannot swing over property line. 
 Two exits are required from the roof terrace. 
 A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for 

the proposed project. Please refer to this link for more information or Contact Karon Cappaert at (651) 602-
1118 or karon.cappaert@metc.state.mn.us . 
http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability_charge.pdf  

 
 
 

END OF REPORT
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1300 West Lake Street Mixed Use Development 
Statement of Proposed Use and Project Description 

July 31, 2015 
 
 
Purpose and Vision 

The purpose of the project is to redevelop an underutilized half-block site in the heart of 
Uptown into a vibrant, pedestrian-oriented mixed use development.  The site currently houses 
a one-story, suburban-style big box retail store and surface parking lot.  The existing store 
contains two retail uses of roughly 23,000 sf each – one at street level and another in the 
basement.  The proposed new development will maximize retail uses at the street level with a 
single 21,700 sf retail store featuring prominent entrances facing both Lagoon and Lake. 5,900 
sf of boutique office space will occupy level 2 facing Lake Street and 125 dwelling units in levels 
2 through 6 will comprise the remainder of the development.  While no public alley exists on 
the site, vehicular access will be restricted to two narrow one-way curb cuts on Lake St and 
Lagoon Ave, mimicking a traditional alley arrangement.  Loading for all uses will be 
accommodated in the interior of the site, out of view of the street.  The result is that the three 
street frontages will maximize active uses, helping to animate the street. 
 
 

Architecture and Urban Design 

The site straddles two prominent commercial streets, Lake St and Lagoon Ave which are built 
out with commercial buildings that form strong street walls.  The urban fabric in this area is 
among the most complete in the city, outside of downtown.  The design responds to this 
context by maintaining the established street wall on all three public street faces.  Prominent 
metal-clad volumes anchor the two primary corners of the site.  Between these strong corners, 
the building steps back to accommodate balconies and a southwest-facing rooftop terrace for 
the use of the building’s residents.  Durable materials such as stone, brick, natural cedar and 
glass form the base of the building with lighter materials such as metal, stucco and fiber cement 
comprising the upper portion.  In response to the limited pedestrian space, the building 
incorporates recesses at each of the corner retail entrances.  In addition, curb bulb outs are 
proposed at the corner of Lake and Fremont and Lagoon and Fremont.  The result will be 
significantly expanded pedestrian space at each corner, as well as shortened pedestrian 
crossing distances across Lake Street and Fremont Avenue. 
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Required Applications 

The applications required for the project are: 

1. Conditional use permit for increased height; 
2. Variance to increase the maximum floor area ratio (“FAR”); 
3. Variance to increase the allowed floor area for a retail use in the C3A District; 
4. Variance of interior yard setback; 
5. Variance of the building placement standard of the Pedestrian Oriented Overlay District; 
6. Variance to reduce the loading requirements; and 
7. Site plan review 

 

 

CONDITIONAL USE PERMIT FOR INCREASED HEIGHT 
REQUIRED FINDINGS 

 

A conditional use permit is requested to increase the height for the project from the 4-story/56’ 
limit of the C3A District to 7 stories, 89’-4” to the top of the elevator penthouse.  The building is 
7 stories instead of 6 because the corner units on the 6th floor have a mezzanine level.  The 
majority of the building will be 6 stories, 73’-4” high.  The 7th-story mezzanine levels that anchor the 
corners of the building will be 84’ high.  Only the elevator penthouse that provides access to a roof 
terrace will be 89’-4” high and it will be set back toward the middle of the roof. 

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. 

Construction of a mixed use building that is 89’-4” in height will not be detrimental to or 
endanger the public health, safety, comfort or general welfare, and granting the CUP will allow 
a development that will benefit the neighborhood and reinforce goals of the comprehensive 
and small area plan.  The project will continue the positive trend in Uptown of replacing surface 
parking and obsolete 1 and 2-story buildings with dense, mixed-use, multi-story buildings.  The 
building and site design and the addition of commercial uses and residents will activate the 
pedestrian realm and enhance the Uptown Activity Center.  The new construction will comply 
with all building and site development codes. 

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 of uses permitted in the district. 

The proposed height will not be injurious to the use and enjoyment of other property or 
impede development and improvement of surrounding property.  The height is virtually the 
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same as the 7 story / 84’-8” height of the Walkway project that was recently constructed on the 
west side of the block.  Other nearby existing and planned development include a 5-story 
apartment building across Fremont, the 10-story existing and the approved 8-story MoZaic 
buildings across Lagoon, and anticipated redevelopment of the vacant Calhoun Square lot 
across Lake with a building of similar height.  The Uptown Small Area Plan (USAP) supports tall, 
dense, mixed use development in the Core of Uptown. 

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

Adequate utilities, access, drainage and other facilities will be provided.  The development 
team will continue to work closely with Public Works, Plan Review and Planning staff to comply 
with City and other applicable requirements.  Vehicular access will be restricted to two narrow 
one-way curb cuts on Lake St and Lagoon Ave, mimicking a traditional alley arrangement.  
Loading for all uses will be accommodated in the interior of the site, out of view of the street. 

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

A Travel Demand Management Plan is being prepared and will require approval by Public 
Works.  The Developer will make commitments in the TDMP that will promote use of 
alternative transportation by residents, employees and customers.  All loading will occur on site 
in the service and loading area behind the building.  The parking garage will provide all parking 
required for the residential and commercial uses. 

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

The Minneapolis Plan for Sustainable Growth designates the site for Mixed Use development.  
The site is located between two designated Commercial Corridors, Lake St and Lagoon Ave, and 
is immediately adjacent to the Uptown Activity Center.  The project and proposed height are 
consistent with the following policies and implementation steps from 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 1.5: Promote growth and encourage overall city vitality by directing new 
commercial and mixed use development to designated corridors and districts. 
 
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. 



4 
US.65175964.03 

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

 
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. 

1.10.1  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. 
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. 
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 10.6: 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. 

10.6.1 Design buildings to fulfill light, privacy, and view requirements for the subject 
building as well as for adjacent properties by building within required setbacks. 

 

The USAP identifies the site as falling within the Urban Village, South Sub-Area and within the 
Core of Uptown and recommends redevelopment of the site with mixed use, transit-oriented 
density development with a height of up to 84 feet.  The majority of the building will be 6 
stories, 73’-4” high.  The 7th-story mezzanine levels that anchor the corners of the building will 
be 84’ high.  Only the elevator penthouse that provides access to a roof terrace will be 89’-4” 
high and it will be set back toward the middle of the roof.  The proposed height is consistent 
with the guidance of the USAP. 

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

Upon approval of the submitted applications, the project will conform to the applicable 
regulations of the C3A zoning district. 
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Additional factors to be considered when determining the maximum height per §548.110: 

(1)  Access to light and air of surrounding properties. 

Public right-of-way separates the proposed development from surrounding properties on three 
sides.  Mid-block driveways that serve the Walkway and the proposed building will separate the 
buildings by at least 28 feet.  Much greater separation will occur in the interior of the block due 
to additional setbacks of the upper floors of both buildings in that location.  Allowing the 
requested increase in height will not impede access to light and air for the surrounding 
properties. 

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

A shadow study has been submitted that shows the degree of shadowing of other residential 
properties by the project.  The shadows cast by the new building will be similar to those cast by 
the adjacent residential buildings to the east and west of the site.  The project does not shadow 
any significant public spaces.  No existing solar energy systems are known to be shadowed by 
the project. 

(3)  The scale and character of surrounding uses.  

The scale and character of the proposed building is compatible with surrounding development 
and consistent with the guidance in the USAP.  The height is virtually the same as the 7 story / 
84’-8” height of the Walkway project that was recently constructed on the west side of the 
block.  Other nearby existing and planned development include a 5-story apartment building 
across Fremont, the 10-story existing and approved 8-story MoZaic buildings across Lagoon, 
and anticipated redevelopment of the vacant Calhoun Square lot across Lake with a building of 
similar height. 

(4)  Preservation of views of landmark buildings, significant open spaces or water bodies.  

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

 

 

VARIANCE FOR FLOOR AREA RATIO 
REQUIRED FINDINGS 

 

The maximum FAR before density bonuses in the C3A District is 2.7.  With two density bonuses 
for enclosed parking and mixed use, the allowed FAR of the project is 3.78.  A variance is being 
requested to increase the FAR to 4.28. 
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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. 

Practical difficulties exist for building within the FAR limits without a variance and complying 
with the City’s goals for development in this part of Uptown.  The site is located immediately 
adjacent to the Uptown Activity Center, which is intended to support, and be supported by, 
high and very high-density housing.  The site is located on two Commercial Corridors and is 
within 2 blocks of the Uptown Transit Center and Midtown Greenway bike trail.  The USAP also 
calls for the greatest new density to be concentrated in the Core of Uptown.  These land use 
features and transit amenities converge to support the mix of uses and higher residential 
density that can be achieved on this site with the requested FAR variance.  These are unique 
circumstances, not created by the developer. 

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 proposed FAR is reasonable and consistent with the City’s land use guidance for high 
density development in this area.  The upper floors of the building are sculpted with stepbacks 
and balconies, which, along with variations in building materials, colors and roof height, 
mitigate the perception of the mass of the building from the pedestrian realm, in keeping with 
the spirit of the ordinance. 

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 granting of the variance will not alter the essential character of the area or be injurious to 
the use or enjoyment of other properties.  The height and massing of the project is similar to 
surrounding mid-rise developments.  If above grade parking was included in the calculation of 
floor area, the FAR of the fully-built out MoZaic development, which has 6 levels of above grade 
parking, would be comparable to the proposed building.  The development will be beneficial to 
the public health and welfare and to neighboring properties by filling a gap in the urban fabric 
and replacing a suburban-style 1-story building and surface parking with a 7-story building of 
unique and high quality design.  
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VARIANCE TO INCREASE FLOOR AREA OF RETAIL USE 
REQUIRED FINDINGS 

 

A variance is requested to increase the floor area limit on individual retail uses from 8,000 sf to 
21,700 sf to allow a single retail tenant on the ground floor of the building.  

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 site is uniquely situated to accommodate a larger retail use that will be a convenient and 
economical source of goods for the burgeoning residential community in the Uptown/Midtown 
Greenway area.  Due to the exceptional concentration of residential developments in and 
within walking distance of Uptown, there is an emerging need for larger retail uses that can 
provide a reasonably-priced source of household, health and/or grocery needs, in addition to 
the eclectic, smaller scale stores that enliven the Uptown retail environment.  The project site is 
one of the few infill sites remaining in Uptown that can accommodate this type of retail use.  
These are unique circumstances not created by the Developer that create practical difficulties 
in complying with the ordinance and providing for the retail needs of the neighborhood. 

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 C3A District regulations generally promote smaller-scale, “neighborhood-oriented” retail 
uses.  In light of the expansive and expanding residential density within walking distance of the 
project site, some larger retail uses are needed to serve the needs of the surrounding 
neighborhood.  The retail store will have entries on both Lagoon Ave and Lake St, and extensive 
windows engaging with the pedestrian realm along Fremont Ave.  The proposed variance is, 
therefore, in keeping with the spirit and intent of the ordinance.  It is also in keeping with the 
comprehensive plan guidance for Commercial Corridors that are intended to accommodate 
intensive commercial uses, strengthen surrounding urban neighborhoods, and expand the 
range of goods and services available. 

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 property currently contains two retail tenants of approximately 23,000 sf each in a single-
story building.  The proposed 21,700 sf retail use will enhance the character of Uptown because 
it will be incorporated in a mixed-use building.  It will provide neighborhood-serving retail 
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goods and services, which will benefit the use and enjoyment of other property in the vicinity, 
as well as the health, safety and welfare of area residents, visitors and customers. 

 

VARIANCE OF INTERIOR YARD SETBACK 
REQUIRED FINDINGS 

 

A variance is requested to allow the interior setback of the building to be reduced from 17’ to 
0’.  With certain exceptions, there is generally no setback requirement in the commercial 
districts.  One exception is that residential uses must be set back 5 + 2x, but no more than 15’, 
from interior lot lines.  The majority of the building meets this requirement.  The other 
exception that applies in this case is that a setback of 5 + 2x (with no upper limit) is required 
from an interior lot line that abuts a lot used for residential use, even when, as here, the 
abutting residential use is also in the commercial district.  The Walkway project that was 
recently developed on the west half of the block contains residential units.  The Walkway was 
not subject to this setback requirement because it was the first residential use to be 
constructed on the block.  Because a portion of the proposed building at the eastern corners is 
7 stories, the setback requirement is 17’.  The majority of the building will be set back 16’ from 
the shared interior lot line.  The porte cochere and amenity terrace at the southwest corner will 
be at the property line. 

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.  

Practical difficulties exist for complying with both the ordinance and principles of good urban 
design.  The driveway for the Walkway runs between Lake and Lagoon through the center of 
the block, along the shared lot line.  Site design and vehicular access considerations dictate that 
the driveway for the proposed development be similarly situated through the block.  This 
creates a wide gap in the street wall along Lake that the porte cochere is intended to mitigate.  
As noted above, a greater set back is required for this development than for the first-in-time 
residential project on the west half of the block.  These are unique circumstances not created 
by the Developer. 

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 proposed setbacks are reasonable and in keeping with the spirit and intent of the 
ordinance and comprehensive plan.  The purpose of the setback requirement is to buffer 
residential uses from adjacent commercial uses and to ensure access to light and air.  In this 
case, both developments are residential and the buildings will be separated by approximately 
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30’ along most of the shared lot line.  The porte cochere will be adjacent to the driveway for 
the Walkway.  The design is consistent with the land use and urban design policies of the 
comprehensive plan noted in the findings for the conditional use permit above. 

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 requested variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity, or be detrimental to the public or 
surrounding properties.  The proposed setbacks are similar to those of the Walkway.  The new 
building will replace a 1-story building and surface parking lot, improving the urban design of 
the locality by placing building walls along all three street frontages of the site. 

 

 

VARIANCE OF BUILDING PLACEMENT STANDARD 
IN PEDESTRIAN ORIENTED OVERLAY DISTRICT 

REQUIRED FINDINGS 
 

A variance is requested to allow the ground-floor facades framing the entry into the retail store 
at the corner of Lagoon and Fremont to be more than 8 feet from the property lines.  The entry 
facade will be approximately 29’ from Lagoon and 15’ from Fremont. 

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.  

Practical difficulties exist for complying with the ordinance because of the topography of the 
site and the need to provide a sufficiently-wide entry to accommodate a high-level of 
pedestrian traffic into a major retail store.  The elevation of the site slopes down from Lagoon 
to Lake.  The north entry to the retail space must be setback further from Lagoon in order to 
have sufficient length for the slope of the entry walk down to the level of the entry door and 
retail floor.  These are unique circumstances not created by the Developer. 

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 proposed setbacks of the ground-floor facades for the north retail entry are reasonable.  In 
addition to accommodating the required slope of the entry sidewalk, the setbacks provide 
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additional area off the public sidewalk for pedestrians entering and exiting the store.  The 
building facades above the ground floor will be built close to the property line, reinforcing the 
street wall and providing a sheltered entry, in keeping with the spirit and intent of the 
ordinance and comprehensive plan. 

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 requested variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity, or be detrimental to the public or 
surrounding properties.  The new building will replace a surface parking lot on this half of the 
development site, improving the urban design of the locality by placing building walls along all 
three street frontages of the site.  

 

VARIANCE TO REDUCE LOADING REQUIREMENT 
REQUIRED FINDINGS 

 

A variance is being requested to reduce the loading requirement for the project from two small 
loading spaces to one loading space that will be located in the interior of the site and accessed 
from the driveway that will run along the west side of the site.  

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.  

Practical difficulties exist for providing two off-street loading spaces because of the excessive 
amount of maneuvering area that would be required to accommodate two trucks at once and 
because, as a practical matter, two spaces are not needed to serve the uses in the building.  
One small loading space is required for the retail use and one for the residential use.  The 
loading space is expected to be used daily to serve the retail use.  After initial lease up of the 
residential units, however, residential use of the space will be minimal and sporadic.  Property 
management will coordinate shared use of the loading area to prevent congestion and make 
more efficient use of space in a dense urban environment. These circumstances are unique to 
the property and have not been created by the applicant. 

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. 
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A single loading space for the project is reasonable.  As noted, the residential use of the loading 
area will be sporadic and shared use can be managed.  It is in keeping with the spirit and intent 
of the City’s ordinances and comprehensive plan policies to not require dedicated loading areas 
in excess of the actual demand when off-street loading can be provided in a way that makes 
more efficient use of the site. 

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 requested loading variance will not alter the character of the locality or be detrimental to 
the public or surrounding properties because loading activity will be accommodated on site.   
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C4.0 PAVING AND GEOMETRIC PLAN
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LANDSCAPE
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L1.2 LANDSCAPE DETAILS

ARCHITECTURAL
A 0.0 CONTEXT AERIAL
A 0.1 EXISTING SITE PHOTOGRAPHS
A 0.10 SHADOW STUDIES
A 0.11 MATERIALS
A 1.1 MINUS 2 & MINUS 1 PLANS
A 1.2 STREET LEVEL PLAN
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A 1.4 LEVEL 4 - UPPER ROOF PLANS
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A 3.4 3D VIEWS
A 3.5 3D VIEWS
A 3.6 3D VIEWS

UNIT MIX & SQUARE FOOTAGES

Purpose and Vision
The purpose of the project is to redevelop an underutilized half-block
site in the heart of Uptown into a vibrant, pedestrian-oriented mixed
use development. The site currently houses a one-story, suburban style
big box retail store and surface parking lot. The proposed new
development will maximize retail uses at the street level with a
single 21,500 sf retail store featuring prominent entrances facing both Lake
St and Lagoon Ave. 5,000 sf of boutique office space will
occupy level 2 facing Lake Street and 123 dwelling units in levels 2
through 6 will comprise the remainder of the development. While
no public alley exists on the site, vehicular access will be restricted
to two narrow one-way curb cuts on Lake St and Lagoon Ave,
mimicking a traditional alley arrangement. Loading for all uses will be
accommodated in the interior of the site, out of view of the street.
The result is that the three street frontages will maximize active uses,
helping to animate the street.

Architecture and Urban Design
The site straddles two prominent commercial streets, Lake St and
Lagoon Ave which are built out with commercial buildings that form
strong street walls. The urban fabric in this area is among the most
complete in the city, outside of downtown. The design responds to
this context by introducing prominent, metal-clad towers that project
out toward the street at each of the two primary corners of the site.
In addition to providing visual interest, the towers serve to anchor the
corners of the site, reinforcing the traditional street wall. Between
these strong corners, the building steps back to accommodate
balconies and a southwest-facing rooftop terrace for the use of
the building’s residents. Durable materials such as stone and brick
(accented with natural cedar) form the base of the building with
lighter materials such as metal, stucco and fiber cement comprising
the upper portion. In response to the limited pedestrian space available, the
building incorporates recesses at each of the corner retail entrances. In
addition, curb bulb outs are proposed at the corner of Lake and Fremont,
and Lagoon and Fremont. The result will be significantly expanded
pedestrian space at each corner of the site, as well as shortened
pedestrian crossing distances across Lake and Fremont.

Minneapolis Plan for Sustainable Growth & Uptown Small Area
Plan
The site is located between two designated Commercial Corridors,
Lake St and Lagoon Ave, and is immediately adjacent to the Uptown
Activity Center. The Uptown SAP identifies the site as falling within
the Urban Village, South Sub-Area and within the Core of Uptown.

The design responds to several guiding principals of both of these
planning documents:
- Elimination of one-story building and surface parking lot
- Mix of uses (retail, office and residential)
- Active uses and engaging facades at street level help fill the
existing gap in urban fabric, provides connectivity
- Continuous retail uses on Lake St and Lagoon Ave.
- All parking below grade
- All loading and vehicle movements accommodated on site, out of
public view
- Highest intensity development on Commercial Corridors and
within the Core of Uptown.
- Sculpted building envelope breaks down scale and provides
visual interest

Structural Engineer: BKBM Engineers
5930 Brooklyn Blvd
Minneapolis, MN  55429
763-843-0420

BICYCLE PARKING SCHEDULE

Level Bicycle Count

MINUS 2 81
MINUS 1 44
LEVEL 1 18
TOTAL BIKE STALLS 143

VEHICLE PARKING SCHEDULE

Description Count DIMENSIONS

MINUS 2
STANDARD STALL 65 8'-6" X 18'-0" MIN
ACCESSIBLE STALL 4 8'-0" X 18'-0" MIN
COMPACT STALL 12 8'-0" X 15'-0" MIN

81
MINUS 1
STANDARD STALL 64 8'-6" X 18'-0" MIN
ACCESSIBLE STALL 4 8'-0" X 18'-0" MIN
COMPACT STALL 12 8'-0" X 15'-0" MIN

80
PARKING STALL TOTAL: 161 161
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1. Introduction and Summary 

a. Purpose of Report and Study Objectives 

A mixed-use building with 123 apartment units and 21,534 square 

feet of ground floor retail is proposed at the current site of the 

Cheapo Discs at the northwest corner of the Lake Street W & 

Fremont Avenue S intersection in Minneapolis, MN.   

 

The purpose of this report is to determine if the proposed 

development will significantly impact the adjacent transportation 

system.  The report will satisfy the City of Minneapolis’ 

requirements for the renovation site to have a Travel Demand 

Management Plan in place.  Based on discussions with the City of 

Minneapolis Transportation Division staff, the study objectives are: 

i. Document the existing and proposed conditions with 

respect to the transit, parking, bicycle and pedestrian 

facilities. 

ii. Document the parking impacts associated with the 

proposed development. 

iii. Identify any traffic operations issues. 

iv. Develop and implement strategy measures to encourage 

non-single occupancy vehicle modes of transportation with 

the goal of attaining a 55% automobile, 35% transit, 10% 

pedestrian/bicycle mode split. 

b. Executive Summary 

This report reviewed the traffic impacts and transportation related 

design elements of the proposed development at the Lake 

Street/Fremont Avenue site.  The findings of this study are: 

i. Adequate vehicle parking and loading zones will be 

provided on site per Minneapolis’ Code of Ordinances.  

ii. Traffic from the proposed apartment and commercial space 

is not anticipated to have a significant impact on area traffic 

operations.   

iii. The site will need to provide convenient and safe bicycle 

storage for at least 67 bicycles.  A minimum of three of 

which need to meet the needs of short-term bicycle parking 

and a minimum of 56 need to meet the terms for long-term 

bicycle parking. 

iv. No roadway or traffic control improvements are 

recommended as part of the renovation project.   

v. It is recommended the travel demand management 

measures documented in Section 5 of this report be 

implemented to encourage non-single occupancy vehicle 

modes of transportation for the site residents, visitors, and 

employees. 
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2. Proposed Development 

a. Site Location 

The proposed development site is located at the current site of the 

Cheapo Discs located on the northwest corner of the Lake Street 

W/Fremont Avenue S intersection in Minneapolis, MN.  Figure 2.1 

shows the development site.  

 

 

 

 

b. Land Use and Development Plan 

The proposed development will consist of one six-story building that 

includes 123 apartment units and approximately 21,500 square feet 

Figure 2.1 – Location Maps  
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of commercial space on the ground level.  Parking is planned to be 

provided in a two-story parking ramp underneath the site. 

  

Access to the development is proposed via an entrance on Lake 

Street and an exit on Lagoon Avenue.  A concept plan for the 

development is shown in Figure 2.2 and the Appendix.   

 

The existing building on the site will be demolished as part of the 

development.  The development is assumed to be built and fully 

occupied in 2017. 

 

The parcel is currently zoned C3A (Commercial District) and is in a 

Pedestrian Oriented Overlay District.  

 

 

 

 

3. Analysis of Existing Conditions 

a. Pedestrians & Bicycles 

The area surrounding the site is heavily populated with pedestrians 

and bicyclists.  During a 13 hour turning movement count from 6:00 

a.m. to 7:00 p.m. on Tuesday, June 16, 2015 at the Lake 

Street/Girard Avenue intersection, over 300 bicycles and nearly 

3,000 pedestrians crossed through the intersection. 

 

The site is two blocks south of the Midtown Greenway which is a 

grade separated trail providing access for bicycles and pedestrians 

Figure 2.2 – Concept Plan  
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from the western suburbs to the Mississippi River.  Many other 

pedestrian and bicycle friendly trails link up to this trail allowing 

users easy access to much of the city of Minneapolis.  The nearest 

access to the Greenway is at Girard Avenue. 

 

Sidewalks exist adjacent to all roads surrounding the proposed site.  

These sidewalks provide pedestrian access to the large sidewalk 

network in this region of Minneapolis.  

 

People accessing the site could also utilize the Nice Ride bicycle 

sharing system which has several stations within a few blocks of 

the site including at Girard Avenue/31
st

 Street and Dupont 

Avenue/29
th

 Street. 

b. Transit 

There are multiple bus stops close to the proposed site.  The 

closest stops are on Lake Street in from of the site and on the 

corner of Lagoon Avenue/Fremont Avenue which serve routes 12, 

21, 23 and 53.   

• Route 12 provides service from Minnetonka to downtown 

Minneapolis.  Route 12 buses run approximately every 30 

minutes throughout the day. 

• Route 21 provides service from the Uptown Transit Station 

to downtown St. Paul. Route 21 buses run approximately 

every 15 minutes throughout the day. 

• Route 23 provides service from the Uptown Transit Center to 

the Highland neighborhood of St. Paul.  Route 23 buses run 

approximately every 30 minutes throughout the day. 

• Route 53 is a limited stop bus that provides service from the 

Uptown Transit Center to downtown St. Paul.  Route 53 

buses run approximately every 20 to 30 minutes during rush 

hour periods. 

 

There are many other bus stops within a short walk of the site that 

serve many local and express routes including the nearby Uptown 

Transit Center at Hennepin Avenue/29
th

 Street. 

 

In addition to transit, there are several car and ride sharing 

companies operating in the City of Minneapolis. 

c. Physical Characteristics of Roadway Network 

Lake Street W is designated as Hennepin County State Aid 

Highway 3.  It is a three lane, one-way eastbound road with a 30 

mph speed limit near the site.  There is on-street parking available 

on both sides of the road near the site. 
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Lagoon Avenue is designated as Hennepin County State Aid 

Highway 43.  It is a three lane, one-way westbound road with 

parking on the north side during peak periods.  During non-peak 

periods, on-street parking is allowed in the south through lane, 

resulting in Lagoon Avenue operating as a two-lane roadway.   

Parking restriction signs are in place on the south side prohibiting 

parking during peak periods.  The posted speed limit is 30 mph 

near the site. 

 

Fremont Avenue S is a local City of Minneapolis road.  It is a one 

lane, one-way northbound road with a 30 mph speed limit and on-

street parking on both sides near the site.  North of Lagoon 

Avenue, Fremont Avenue becomes a two-way road.   

 

Girard Avenue S is a local City of Minneapolis road.  It is a two 

lane, two-way road with a 30 mph speed limit and no on-street 

parking near the site.  Girard Avenue near the site terminates north 

of Lagoon Avenue into a parking ramp as well as south of Lake 

Street into another parking area. 

 

4. Traffic and Parking Analyses 

a. Site Traffic Forecasting & Analysis 

A trip generation analysis was performed for the site based on the 

methods and rates published in the ITE Trip Generation Manual, 9
th
 

Edition.  The resultant trip generation for the proposed development 

is shown in Table 4.1.   

 

Table 4.1 – Vehicles Generated by Development 
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A detailed Traffic Impact Study, which includes a more detailed trip 

generation, was completed for the development and can be seen in 

the Appendix.  This trip generation includes reductions in vehicle 

traffic to reflect the multi-modal nature of the area the site is in.  The 

Traffic Impact Study found that the addition of traffic from the 
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proposed development will not cause any additional issues on the 

surrounding transportation system through the year 2017.  

b. Vehicle Parking Forecasting & Analysis 

According to the Minneapolis Code of Ordinances Table 541-1 

Specific Off-Street Parking Requirements, for a 21,500 square foot 

general retail area, a minimum of 35 parking spaces are needed 

with a maximum of 108 spaces.  According to that same table, for a 

123 unit apartment building a minimum of 123 parking spaces are 

needed with no maximum. 

 

The Minneapolis Code of Ordinances Section 551.140 Accessory 

Parking for the Pedestrian Oriented Overlay District says the 

minimum and maximum off-street parking limits for nonresidential 

uses should be 75% of that listed in Table 541-1.  That puts the 

required number of parking stalls for the commercial space at a 

minimum of 26 and a maximum of 81. 

 

Overall, the City of Minneapolis requirements put the site at 

needing at least 149 parking spaces and at most 204 parking 

spaces. 

 

The residential parking requirement can be reduced by 10% (or 12 

spaces) since the site is within 300 feet of a transit stop with 

midday service headways of 30 minutes or less in each direction.  If 

this reduction is approved by the zoning administrator, the minimum 

number of parking spaces required would be 137. 

 

The development is proposed to have 158 parking spaces located 

in its two story underground parking ramp.  With these 158 spaces 

being provided, the development will meet the City of Minneapolis 

requirements for off-street vehicle parking. 

 

The Institute of Transportation Engineers has put together a 

document that compiled parking demand data from different land 

uses.  This document, ITE Parking Generation, 4
th
 Edition, lists that 

for a high-rise apartment (five or more levels) in a central city (not 

downtown) during a weekday the average peak period parking 

demand is 1.37 vehicles per dwelling unit.  For the proposed 123 

apartment units the average peak period parking demand for the 

residential portion of the site is 169 parking spaces. 

 

For a shopping center, the ITE Parking Generation, 4
th

 Edition, lists 

an average peak period parking demand per 1,000 square feet of 

2.55 vehicles on a non-Friday weekday not in December.  For the 
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21,500 square feet of commercial space this puts the average peak 

period parking demand at 55 spaces on a weekday. 

 

Totaling up the ITE Parking Generation, 4
th

 Edition residential and 

commercial land uses, the average peak period parking demand on 

a weekday for both land uses would be a total development site 

average peak period parking demand of 224 vehicle spaces.   

 

Although ITE provides a good number for comparison, the number 

of calculated vehicle spaces is higher than the likely demand at the 

proposed site.  The ITE numbers do not account for overlap of 

parking, a resident parking and then use the retail.  In addition, the 

ITE rates include suburban and rural sites that do not have the 

transit and bicycle/pedestrian options available. 

 

It should also be noted there are two parking ramps within one 

block of the site that could be utilized by visitors if the sites parking 

ramp is full. 

c. Bicycle Parking Forecasting & Analysis 

According to the Minneapolis Code of Ordinances Table 541-3 

Bicycle Parking Requirements, a minimum of five bicycle parking 

spaces are required for the commercial space (one parking spot for 

every 5,000 square feet) with at least three of them meeting the 

criteria for short-term bicycle parking (within 50 feet of a principle 

entrance, permit the locking of the frame and one wheel to the rack 

and support the bicycle in a stable position).  For the apartment, a 

minimum of one space per two dwelling units is needed; or 62 

bicycle parking spots with at least 56 of them meeting requirements 

for long-term bicycle parking (in an enclosed and secured or 

supervised area with protection from theft and weather). 

d. Loading Zones 

Per the requirements of Minneapolis Code of Ordinances Section 

541.480, one small loading space is required for apartment 

complexes with between 100 and 250 units and one small space is 

required for a retail area with between 20,000 and 50,000 square 

feet.  A small loading space is defined to be at least 10 feet wide by 

at least 25 feet long.  According to the site plan shown in Figure 2.2 

there is an off-street area near the ramp for the parking that can be 

utilized as the loading zone area. 
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5. Travel Demand Management (TDM) Plan 

The developer, building owner, property manager or their successors of 

the site will develop and implement measures to encourage non-single 

occupancy vehicle modes of transportation with the goal of having at least 

45% of its transportation trips being made by transit, bicycling, or walking.  

At a minimum, the following strategies will be implemented to minimize the 

site’s impact on the area transportation system. 

 

a. Designate a Transportation Coordinator 

The developer will designate an employee or contractor to act as 

the Transportation Coordinator.  That employee will maintain and 

monitor TDM activities as well as serve as liaison to Metro 

Commuter Services and Metro Transit.  The Transportation 

Coordinator will serve as the conduit for providing up-to-date 

information on alternative commute programs and incentives to all 

building occupants.  At a minimum, the Transportation Coordinator 

will: 

• Make available information on various bus incentive 

programs (e.g Metro Transit Go-To Cards, U-Pass and 

Commuter Challenge program) as well as vanpool incentives 

(e.g Metro Vanpool program). 

• Set up and maintain a display of commuter information at the 

entrance of the building or in an employee break room.  This 

information, which will be supplied by Metro Transit, will 

include transit schedules, rideshare applications, bike 

information, Guaranteed Ride Home Program brochures, 

etc.  To maintain an awareness of alternative modes of 

transportation, information may be distributed through e-

mail, flyers, posters in frequented locations, etc. 

• Provide a move-in packet for new residents containing 

information on alternative transportation modes available at 

the time.  Packets as well as other resources are available 

from the Downtown Minneapolis Transportation 

Management Organization (http://www.mplstmo.org/). 

• Distribute information on Mn/DOT’s real-time traveler 

information program:  5-1-1 or www.511mn.org. 

 

b. Promote Walking 

Well lit sidewalks will be provided on each side of the site.  The site 

will meet Minneapolis’ requirements for on-site lighting to provide a 

pedestrian friendly environment.  If any existing sidewalks are 

impacted by construction, the sidewalks shall be rebuilt with ADA-

compliant tactile dome curb ramps to assist the visually impaired. 

 

Make available information on various bus incentive 

programs (e.g Metro Transit Go-To Cards, U-Pass and

Commuter Challenge program) as well as vanpool incentives

(e.g Metro Vanpool program)
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c. Promote Bicycling 

The building will provide convenient and safe bicycle storage for at 

least 67 bicycles.  Three of which need to meet the needs of short-

term bicycle parking and 56 need to meet the terms for long-term 

bicycle parking.  This will meet requirements in Minneapolis’ Code 

of Ordinances Table 541-3 Minimum Bicycle Parking 

Requirements. 

 

d. Minimize the Impact of Trucks 

To the extent possible, the developer or their successors will 

encourage truck and service vehicles (not including small package 

deliveries) to access the site outside of the weekday peak hours 

(from 7-9 a.m. and 4-6 p.m.).  Loading/unloading of deliveries as 

well as garbage trucks can be accommodated on-site within the 

loading zone area.   

 

6. Conclusions & Recommendations 

Traffic from the proposed apartment and commercial space is not 

anticipated to have a significant impact on area traffic operations.  No 

roadway or traffic control improvements are recommended as part of the 

development project.  Adequate loading zones and vehicle parking will be 

provided on site per Minneapolis’ Code of Ordinances.  The site will need 

to provide convenient and safe bicycle storage for at least 67 bicycles.  

Three of which need to meet the needs of short-term bicycle parking and 

56 need to meet the terms for long-term bicycle parking. 

 

It is recommended the travel demand management measures 

documented in Section 5 of this report be implemented to encourage non-

single occupancy vehicle modes of transportation for the site’s residents, 

employees and visitors. 

 

7. Appendix 

a. Site Plan  

b. Traffic Impact Study 
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Figure 2

Concept Plan
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Figure 3

Existing Roadway Configuration
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Figure 4

Forecast Trip Distribution
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Figure 5

Forecast Trip Distribution - Detailed
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NOTES:

1.   GFA = Gross Floor Area

2.  All trip generation rates based on "Trip Generation", Institute of Transportation Engineers, 9th Edition unless otherwise noted.

3.  Reduction for internal trips (Internal Percent) is based on "Trip Generation Handbook", Institute of Transportation Engineers, 2nd Edition.

4.  Reduction for pass-by trips (Passby Percent) is based on "Trip Generation Handbook", Institute of Transportation Engineers, 2nd Edition.

5.  A.M. Trip Generation is for the peak hour of adjacent street traffic (one hour between 7 and 9 a.m.).

6.  P.M. Trip Generation is for the peak hour of adjacent street traffic (one hour between 4 and 6 p.m.).

7.  Rates for ITE 820 based on Fitted Curve Equation for each time period.
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Forecast Trip Generation
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Forecast Trip Generation Reduction Calculation
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LAKE STREET FACADE
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