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M E M O RA N D U M  

TO:  City Planning Commission, Committee of the Whole 

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

DATE: June 18, 2015 

SUBJECT:  Construction of a 7-story mixed use building with 123 dwelling units, ground 
 floor commercial space, and second floor office space at 1300 West Lake 
 Street/2928 Fremont Avenue South  

 
 

The applicants are proposing a seven-story, mixed-use building at 1300 West Lake Street/2928 Fremont 
Avenue South in the Lowry Hill East neighborhood. CPED staff would like to introduce the project to 
the Planning Commission to gain their feedback on the project, the requested applications, and the 
questions CPED has outlined at the end of the memo.  At the time of writing this memo, a land use 
application has not been submitted.  However, it is expected that the application will be made complete 
in time to be scheduled for a planning commission meeting in late August.   
 
The project site is 31,891 square feet and has street frontage on Lake Street, Fremont Avenue South, 
and Lagoon Avenue. The project site currently contains a one-story concrete block building and surface 
parking area. The demolition of the property would likely be able to be approved administratively as it 
has not been identified as a historic resource.  
 
The proposed seven-story building would be approximately 89 feet tall measured to the top of the 
elevator penthouse; the height measurement includes the penthouse since it is more than 14 feet in 
height. The building would have a 20,000 square foot first floor retail store, approximately 5,000 square 
feet of office space on the second floor, and 123 residential units on floors two through six. The 
bedroom counts would be 50 studios, 39 1-bedrooms, 52 2-bedrooms, and 6 2-bedrooms with dens. 
The building is proposed to have eight exterior materials (excluding windows and doors): brick, stone, 
wood, metal panel, stucco, fiber cement and colored CMU (on the elevation facing the alley only). Off-
street parking would consist of two-floors of underground parking that would provide 158 off-street 
parking spaces and bike parking/storage.  
 
The base zoning of the subject parcels is C3A/Community Activity Center District and the project site is 
within the Hennepin Lake PO/Pedestrian Oriented Overlay District. The future land use designation is 
mixed use. The project site has street frontage along two commercial corridors; West Lake Street and 
Lagoon Avenue and is adjacent to the Uptown Activity Center (located just to the west).  
 
The immediately surrounding properties are a combination of new apartment buildings, mixed use 
buildings, and commercial buildings.  
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The Uptown Area Small Area Plan (2008) provides additional guidance for the project site. The project 
site is within the Urban Village Character Area and is adjacent to the Activity Center Character Area. 
Both districts state that the recommended uses are mixed-use/residential with preferred heights 
primarily three to five stories with some opportunities for taller buildings up to 84 feet on major 
corridors.  
 
When reviewing the current plans for the project site, the following land use applications have been 
identified:  

• Conditional use permit to increase the maximum height from 4 stories, 56 feet to 7 stories, 
approximately 89 feet at tallest point; 

• Variance to increase the allowable floor area from 3.8 to 4.4; 
• Variance to increase the size of a commercial storefront from 8,000 square feet to 

approximately 21,000 square feet; 
• Variance to reduce the off-street loading requirement from two spaces to one space; 
• Site plan review. 

CPED questions/items for discussion: 

• If supportive of the variance to increase the size of the commercial storefront (from 8,000 square 
feet to 20,000 square feet), are you supportive of having just one entrance for the commercial 
storefront along Lagoon Avenue? The small area plan encourages all buildings on Lake Street and 
Lagoon Avenue, east of Hennepin Avenue, to contain storefronts.  

• The Guide to Exterior Walls and Materials states that there should be only three exterior materials 
per elevation. There are two elevations with five exterior materials (Lake Street and alley elevation) 
and one elevation with four materials (Lagoon Avenue). 

• Exterior materials and appearance of the rear and side walls of any building shall be similar and 
compatible with the front of the building. The alley elevation has a greater reliance on stucco and 
fiber cement than the front of the building; the combination of these two materials is approximately 
48 percent of the building elevation. Staff realizes that a large portion of the alley elevation will be 
masked by the Walkway Building to the west. However, should the corners of the building along the 
alley continue the brick, stone, and/or metal panels that are more prominent on the other building 
elevations?  

• The project as currently designed will require alternative compliance for providing less landscaping 
square footage, tree number, and shrubs. It is encouraged in the C3A District to have the building 
reinforce the street wall as the applicant proposes, however, what features would help meet the 
alterative compliance requirements?  

• Portions of the first floor along the alley elevation will likely have a blank wall of greater than 25 
feet.  

• As proposed there would be a large gap between the proposed building and The Walkway building 
to the west; 36 feet of separation along West Lake Street and 42 feet of separation along Lagoon 
Avenue. This area provides access points for both buildings. Public Works still needs to approve site 
access design.  

• Do you have suggestions and ideas on how to improve the public realm/sidewalks for pedestrians? 
The sidewalks from street curb to building will not be less than 12 feet in width.  
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VIEW FROM LAKE & FREMONT



           
  

     

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 20,0000 sf retail store. 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.

PROJECT INTRODUCTION

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 acommodated 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

Detail view of Lake Street facade at residential and office entries

Detail view of street level along Fremont Avenue



           
  

     

Zoning Analysis: Lake & Fremont
ESG - 6/5/15

Replatted properties Lot Size GFA FAR
Residential 112,748
Office and retail 26,560
Total 31,891 139,308 4.37

Zoning District C3A
Overlay District Pedestrian Overlay
Max FAR 2.70
20% bonus - Underground Parking 3.24
20% bonus - mixed use 3.78
Proposed FAR 4.37 15.56% variance
Max Height 4 Stories, 56' 

(increase allowed 
with Conditional Use 
Permit)

Proposed height - Residential 7 stories, 84'

Parking Analysis (no restaurant)

Use Min Max Min Max Min Max Min Max

Residential 123 123 none 90% 111 none
Office 5,329 4.00 26.65 75% 75% 3 20
Retail (single, non-restaurant) 20,885 33.77 104.43 75% 75% 25 78
Total 139 None

Parking Analysis (restaurant)

Use Min Max Min Max Min Max Min Max

Residential 123 123 none 90% 111 none
Office 5,329 2.66 26.65 75% 75% 2 20
Restaurant (no entertainment) 20,885 66.95 278.47 75% 75% 50 209
Total 163 None

Parking Provided Stalls
Minus 2 78
Minus 1 81
Total 159

Required applications:
Site Plan Review
CUP to increase max allowable height
Variance to increase max allowable FAR
TDMP (required for Henn/Lake PO Overlay)

Parking requirements
General Retail Sales & Services 1 space per 500 sf of GFA  in excess of 4,000 sf I space per 200 sf of GFA
Office 1 space per 500 sf of GFA  in excess of 4,000 sf I space per 200 sf of GFA
Restaurant, Sit Down 1 space per 75 sq. ft. of GFA

Applied Zoning

Proposed                 
DUs or GSF

Applied ZoningPO reductions                      
(551.140e)

Transit Reduction     
(541.200)

Base Zoning                
(Table 541-1)

1 space per 500 sq. ft. of GFA up to 2,000 sq. ft. + 1 space 
per 300 sq. ft. of GFA in excess of 2,000 sq. ft.

Min Max

Proposed                 
DUs or GSF

Base Zoning                
(Table 541-1)

PO reductions                      
(551.140e)

Transit Reduction     
(541.200)

Level Use Total GSF Parking/ 
Loading

Office Retail Apt GSF Apt RSF Apt non-
rentable

RSF/GSF Units Parking

Minus 2 Parking 31,523 31,523 79
Minus 1 Parking 31,523 31,523 79
Street Retail/Lobby 26,529 1,855 469 20,855 3,350 3,350 0.0% 0
Level 2 Residential 23,867 5,236 18,631 16,148 2,483 86.7% 22
Level 3 Residential 21,823 21,823 17,203 4,620 78.8% 23
Level 4 Residential 21,823 21,823 19,363 2,460 88.7% 26
Level 5 Residential 21,823 21,823 19,363 2,460 88.7% 26
Level 6 Residential 21,823 21,823 19,363 2,460 88.7% 26
Mezz Residential 3,475 3,475 1,000 4,000 28.8% 0
Total 204,209 64,901 5,705 20,855 112,748 92,440 21,833 82.0% 123 158

* Level 1 Retail gsf includes 1,610 sf mezzanine above parking entry
* Level 3 includes 2,955 sf outdoor terrace w/ pool

ESG Architects - 6/5/2015
Lake and Fremont Mixed Use - Site Metrics

ZONING ANALYSIS

South Elevation (Lake St) North Elevation (Lagoon Ave)
Material Area (sq ft) % Material Area (sq ft) %
Masonry (brick or stone) 1,187 12.8% Masonry (brick or stone) 1,187 12.8%
Wood 468 5.0% Wood 0 0.0%
Metal Panel 1,025 11.0% Metal Panel 2,905 31.2%
Stucco 1,608 17.3% Stucco 1,405 15.1%
Fiber Cement 1,426 15.3% Fiber Cement 150 1.6%
Glazing 3,593 38.6% Glazing 3,660 39.3%
Total 9,307 100.0% Total 9,307 100.0%

East Elevation (Fremont St) West Elevation (Alley)
Material Area (sq ft) % Material Area (sq ft) %
Masonry (brick or stone) 1,978 9.9% Masonry (brick or stone) 1,421 7.1%
Wood 260 1.3% Wood 45 0.2%
Metal Panel 3,748 18.7% Metal Panel 1,131 5.7%
Stucco 5,786 28.9% Stucco 4,399 22.0%
Fiber Cement 0 0.0% Fiber Cement 5,196 26.0%
Glazing 8,236 41.2% Glazing 5,656 28.3%
Total 20,008 100.0% Colored CMU 1,794 9.0%

Opaque doors & louvers 366 1.8%
Total 20,008 100.0%

Exterior Material Quantities



           
  

     

View from the northwest (midblock at Lagoon) View from the northeast (corner of Fremont and Lagoon)

View from the southwest (midblock at Lake) View from the southeast  (corner of Fremont and Lake)

SITE PHOTOS
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EXTERIOR MATERIAL KEYNOTES

1 BRICK VENEER - COLOR #1 (DARK GRAY)

2 NATURAL STONE VENEER

3 WESTERN RED CEDAR T&G SIDING

4 COLORED SMOOTH FACE CMU
(BURNISHED AT GRADE)

5a METAL PANEL - COLOR #1 (GRAY BLEND)

5b METAL PANEL - COLOR #2 (WHITE)

5c METAL PANEL - COLOR #3 (CHARCOAL)

5d COMPOSITE METAL PANEL - COLOR #4
(OCHRE)

5e COMPOSITE METAL PANEL - COLOR #5
(PURPLE)

5f COMPOSITE METAL PANEL - COLOR #6
(SILVER)

5g COMPOSITE METAL PANEL - COLOR #7
(GREEN BLEND)

6 CEMENTITIOUS STUCCO - COLOR #1
(WHITE)

7 FIBER CEMENT BOARD - COLOR # 1
(WHITE)

8 PREFINISHED METAL COPING - (MATCH
WALL FINISH)

11 PNTD MECHANICAL LOUVER (MATCH
WALL FINISH)

12a ALUM STOREFRONT GLAZING

12b ALUM STOREFRONT GLAZING - SPANDREL

13 FIBERGLASS WINDOW

14 PREFIN ALUM BALCONY & GUARDRAIL

15 OVERHEAD DOOR

16 DECORATIVE METAL SCREEN

17 PREFIN METAL LOUVER

18 SIGNAGE
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EXTERIOR MATERIAL KEYNOTES

1 BRICK VENEER - COLOR #1 (DARK GRAY)

2 NATURAL STONE VENEER

3 WESTERN RED CEDAR T&G SIDING

4 COLORED SMOOTH FACE CMU
(BURNISHED AT GRADE)

5a METAL PANEL - COLOR #1 (GRAY BLEND)

5b METAL PANEL - COLOR #2 (WHITE)

5c METAL PANEL - COLOR #3 (CHARCOAL)

5d COMPOSITE METAL PANEL - COLOR #4
(OCHRE)

5e COMPOSITE METAL PANEL - COLOR #5
(PURPLE)

5f COMPOSITE METAL PANEL - COLOR #6
(SILVER)

5g COMPOSITE METAL PANEL - COLOR #7
(GREEN BLEND)

6 CEMENTITIOUS STUCCO - COLOR #1
(WHITE)

7 FIBER CEMENT BOARD - COLOR # 1
(WHITE)

8 PREFINISHED METAL COPING - (MATCH
WALL FINISH)

11 PNTD MECHANICAL LOUVER (MATCH
WALL FINISH)
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12b ALUM STOREFRONT GLAZING - SPANDREL
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LAKE STREET FACADE



           
  

     

AERIAL VIEW FROM LAKE ST



           
  

     

VIEW FROM CORNER OF
LAGOON & FREMONT



           
  

     

VIEW FROM LAGOON AVE



           
  

     

VIEW FROM LAKE & FREMONT
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