
 

Date Application Deemed Complete July 17, 2014 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period Not applicable End of 120-Day Decision Period November 14, 2014 

 

CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 2900-2910 Lyndale Avenue South and 2901-2919 Aldrich Avenue South 
Project Name:  Lime Apartments and VFW Parking 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 
Applicant:  Lyndale Development Partners LLC 

Project Contact:   Brent Rogers, Lyndale Development Partners LLC 
Request:  To create separate ownership tracts through a registered land survey. 
Required Applications: 
Preliminary and 
Final Registered 
Land Survey 

To create separate ownership tracts. 

 

SITE DATA 
 

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

Lot Area 51,130 square feet 
Ward(s) 10 
Neighborhood(s) Lowry Hill East Neighborhood Association; adjacent to Whittier Alliance 
Designated Future 
Land Use Mixed use 

Land Use Features Commercial Corridor (Lyndale Avenue) 
Activity Center (LynLake) 

Small Area Plan(s) Lyn-Lake Small Area Plan 
Midtown Greenway Land Use and Development Plan 

  

CPC Agenda Item #1 
August 11, 2014 

RLS-73 

mailto:janelle.widmeier@minneapolismn.gov
http://www.minneapolismn.gov/cped/projects/cped_lyn-lake
http://www.minneapolismn.gov/cped/planning/plans/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. A 6-floor, mixed use building called Lime Apartments 
is located on the subject site.  Incorporated on the ground level of the building is parking for the VFW 
located at 2916 Lyndale Avenue South.  There are 2-levels of below-grade parking for the apartments 
and retail uses in the development below the VFW parking and 5-levels of apartments above the parking. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is located in a mixed use 
area. 

PROJECT DESCRIPTION. The applicant is proposing to create a separate ownership tract for the 
VFW parking by means of a registered land survey.  There will be two resulting tracts:  Tract B for the 
VFW parking and tract A for the remainder of the building and site.  No physical changes are proposed 
to the property. 

RELATED APPROVALS. In 2012, land use approvals were obtained for the development (BZZ-
5447).  There was an appeal of the City Planning Commission actions.  However, the proposed RLS is 
not directly impacted by these actions.  In 2008, the City Council approved a request to vacate the air 
and subterranean rights of the northern part of the alley on this block. In 2013 and 2014, corrections 
were made to that resolution.  CPED and Public Works staff has reviewed the RLS for consistency with 
the City Council actions.  The City Attorney also reviewed the RLS and had no comment. 

PUBLIC COMMENTS. As of the writing of this report, no correspondence has been received from 
the neighborhood group. Any correspondence received prior to the public meeting will be forwarded 
on to the Planning Commission for consideration.  

ANALYSIS 

PRELIMINARY/FINAL REGISTERED LAND SURVEY 
The Department of Community Planning and Economic Development has analyzed the application for a 
Preliminary and Final Registered Land Survey based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The configuration of the RLS tracts, as proposed by the applicant, does not meet the lot area and 
width requirements for a part of Tract A, the lot width requirement for Tract B, and the prohibition 
against lots with more than five sides for both tracts on the ground level.  Tracts on the ground 
level are subject to the same requirements as platted lots.  The solution to this technical problem is 
to record the conditions of approval that indicate that approval of the RLS does not constitute 
approval of the separate redevelopment of any tract if such tract does not comply with applicable 
zoning and subdivision ordinances.  With the recommended conditions of approval, the RLS is in 
conformance with the subdivision regulations, zoning code, and comprehensive plan. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 

http://www.minneapolismn.gov/www/groups/public/@council/documents/proceedings/wcms1p-089102.pdf
http://www.minneapolismn.gov/meetings/planning/WCMS1P-086812
http://www.minneapolismn.gov/www/groups/public/@council/documents/proceedings/convert_256809.pdf
http://www.minneapolismn.gov/www/groups/public/@council/documents/proceedings/wcms1p-107714.pdf
http://www.minneapolismn.gov/www/groups/public/@council/documents/proceedings/wcms1p-124192.pdf
http://library.municode.com/HTML/11490/level3/MICOOR_TIT22LASU_CH598LASURE.html#TOPTITLE
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The purpose of the RLS is to delineate a separate parcel to be conveyed back to the VFW for its 
parking lot.  This would have no impact on surrounding properties. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The site does not pose the above hazards. 

4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

The building exists and the site is fully developed.  Access is existing and adequate for both parcels. 

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The applicable erosion and stormwater management plans were approved with the final site plan 
and building permits for the project.  The creation of different tracts will not affect erosion or 
stormwater management. 

 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Registered Land Survey: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the Registered Land Survey application for 
the properties located at 2900-2910 Lyndale Ave S and 2901-2919 Aldrich Ave S, subject to the 
following conditions: 

1. This RLS creates tracts that, if separately redeveloped, would not meet the requirements 
of the zoning and subdivision ordinances for lot area and width and the prohibition against 
lots with more than five sides at ground level. Approval of this RLS does not constitute 
approval for the separate redevelopment of any tract if such tract does not comply with 
applicable zoning and subdivision ordinances. 

2. This action of the Planning Commission shall be recorded with Hennepin County at or 
prior to such time as the signed RLS is presented for recording with Hennepin County. 

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Registered Land Survey 
4. Site, floor and building elevation plans 





applicant responses to findings 

Background:  This Registered Land Survey (RLS) is for a mixed use apartment building with 
171 dwelling units and ground floor commercial uses located at 2904 Lyndale Avenue South, 
Minneapolis, MN, known as the Lime Apartments (“Lime Project”), developed by Lyndale 
Development Partners, LLC (“LDP”).  The project was previously approved by the City of 
Minneapolis in 2012 and has been completed. 
 
The reason for the application for the RLS relates to a designated ground floor parking area 
within the Lime Project that will eventually be owned by the James Ballentine VFW Post 246 
(“the VFW”).  When the project was being developed, the VFW sold some land that was being 
used as its parking lot to LDP with the understanding that within the project plans there would be 
a ground floor parking area that would eventually be conveyed back to the VFW for it to own.  
The RLS will consist of two parcels.  Tract A will be the Lime Project.  Tract B will be the VFW 
parking space.  Once the RLS is approved, Tract B will be conveyed back to the VFW.  
 
The RLS does not involve any new development or construction work.  It is merely finalizing the 
legal designation of the VFW parcel, so that it can be conveyed over to the VFW.    
 
 
Findings as required by the Minneapolis Subdivision Ordinance: 
 
1. The subdivision is in conformance with the land subdivision regulations including the 
requirements applicable regulations of the zoning ordinance, and policies of the 
comprehensive plan. 
 
The configuration of the RLS tracts, as proposed by the applicant, does not meet the prohibition 
against lots with more than five sides for Tracts A and B on the ground level.  The proposed tract 
shapes are based on the as-built parking layout.  As the purpose of the RLS is to create a separate 
ownership tract for the parking, this will not have a negative impact on surrounding properties.  
 
2. The subdivision will not be injurious to the use and enjoyment of other property in the 
immediate vicinity, nor be detrimental to present and potential surrounding land uses, nor 
add substantially to congestion in the public streets. 
 
The purpose of the RLS is to delineate a separate parcel to be conveyed back to the VFW for its 
parking lot.  This would have no impact on surrounding properties and would reduce congestion 
on the surrounding public streets by providing off-street parking. 
 
3.  All land intended for building sites can be used safely without endangering the residents 
or users of the subdivision or the surrounding area because of flooding, erosion, high water 
table, soil conditions, improper drainage, steep slopes, rock formations, utility easements, 
or other hazard. 
 
The site does not pose any of the above hazards. 
 
4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of 
topography or other conditions, in securing building permits and in providing driveway 
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access to buildings on such lots from an approved street.  Each lot created through 
subdivision is suitable in its natural state for the proposed use with minimal alteration. 
 
The building exists and the site is fully developed, as previously approved by the City.  Access is 
existing and adequate. 
 
5.  The subdivision makes adequate provision for stormwater runoff, and temporary 
and permanent erosion control in accordance with the rules, regulations and standards of 
the city engineer and the requirements of these land subdivision regulations.  To the extent 
practicable, the amount of stormwater runoff from the site after development will not 
exceed the amount occurring prior to development. 
 
The applicable erosion and stormwater management plans were approved with the final site plan 
and building permits for the project.  The creation of different tracts will not affect erosion or 
stormwater management. 
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Lyndale Development Partners
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