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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

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

DATE: May 12, 2016 

SUBJECT: REX 26, 2601-2621 Lyndale Avenue South 
 

SITE DATA 

Existing Zoning 
C1, Neighborhood Commercial District 
OR2, High Density Residence District  

Lot Area 31,941 square feet / 0.73 acres 

Ward(s) 10 

Neighborhood(s) Whitter; adjacent to Lowry Hill East Neighborhood 

Designated Future 
Land Use Mixed Use 

Land Use Features Commercial Corridor (Lyndale Avenue) 

Small Area Plan(s) Lyn Lake Small Area Plan (2009) 

REVIEW DESCRIPTION 

The City Planning Commission reviewed plans for the new development at the February 25, 2016, and 
April 14, 2016, Committee of the Whole meetings. The applicant has updated their plans based upon 
CPC feedback.  

SURROUNDING AREA 

The project site is located along the Lyndale Avenue South Commercial Corridor, which stretches from 
Dunwoody Avenue to 31st Street West. The Lyn-Lake Activity Center is located approximately two 
blocks to the south of the project site. Lyndale Avenue. There are small-scale mixed use buildings and 
commercial buildings along Lyndale Avenue and multifamily dwelling buildings directly behind the project 
site and to the northeast.  

SITE DESCRIPTION 

The project site would form the southeast corner of the Lyndale Avenue South and 26th Street 
intersection and would span 46 percent of the block face between 26th Street West and 27th Street 
West (270 of 585 linear feet). The subject site includes six lots; two of the lots are currently vacant and 

mailto:aaron.hanauer@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/cped_lyn-lake
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four of the lots contain either a single or two-family home. The project would result in the demolition 
of four residential structures.  

PROJECT DESCRIPTION 

The proposed building would be a six-story/67.5’ tall, mixed use building (since the first floor exceeds 20 
feet it is counted as two stories). The project would include approximately 100 residential units (studios, 
1-bedrooms, and 2-bedrroms) and a single retail space that is approximately 20,000 square feet. The 
floor above the first floor would include an indoor community room/fitness area and two roof decks: 
one facing Lyndale Avenue and one facing the alley. The main exterior materials would be brick and 
metal.  

The applicant is proposing 210 parking spaces in 2 ½ floors of underground parking with approximately 
124 spaces for the residents, 60 of the spaces dedicated to the grocery tenant and 26 spaces for French 
Meadow. Passenger vehicles and trucks would access the site off of Lyndale Avenue South. Vehicle traffic 
would exit the site via a curb cut on West 26th Street and trucks would exit the site through the alley.  
The proposed vehicle access and exiting proposal has preliminary Public Works approval. The minimum 
off-street parking requirement for the proposal is 82 spaces; 50 spaces for the 100 residential units (0.5 
spaces for unit with the transit incentive) and 32 spaces for the 20,000 square foot grocery store.  

The main differences between the plans showed at the April Committee of the Whole meeting and this 
meeting is that the applicant reduced the number of exterior building materials on the elevations and 
modified exterior material placement. 

APPLICABLE POLICIES  

The Comprehensive Plan policies and future land use designation of the project site is supportive of 
mixed-use development projects along commercial corridors when there is appropriate transitions to 
different uses in the area of different size, scale and intensity. The Lyn Lake Small Area Plan (2009) 
provides additional guidance for the project site. The small area plan states that “between West 26th 
Street and West 28th Street, Lyndale Avenue South is likely to have more intense development than 
some portions of the street to the north because 26th and 28th Streets provide quick access across the 
city. These blocks can provide a transition between the Activity Center and areas to the north (see the 
attached illustration outlining the floor area ratio and the stories of new larger developments).”  

The small area plan also calls out for more visible crosswalk/pedestrian crossings, the installation of 
bump-outs at corners to reduce crossing distance for pedestrians and to slow traffic, and the 
beautification of the boulevards. 

APPLICATIONS  

CPED is looking for feedback on the following land use applications that have been identified for the 
project. Additional applications may be required depending on the plans that the applicant formally 
submits. 

• Rezoning application to rezone the properties from either C1 and OR2 to C2.  
• Conditional use permit to increase the maximum height from 4 stories/56 feet to 6 stories/67.5’ 
• Variance to increase the maximum floor area ratio (FAR) from 2.4 to 3.24. The project includes 

approximately 103,760 square feet of gross floor area on a site that is 31,941 square feet.   
• Variance to reduce the southern interior yard from 13 feet to 5 feet. 
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• Variance to reduce the eastern interior yard setback from 13 feet to 0 feet at its closest point 
for the upper floors (the first floor does not have an interior yard setback requirement because 
there is not a residential use on this floor) 

• Variance to allow off-site parking for French Meadow, which has C4 zoning.  
• Site plan review. 

 

SEEKING FEEDBACK 

Overall, CPED has concerns that the building size, height, scale, and massing are out of character with 
the surrounding area. The small area plan states that the area where the new project is proposed should 
be a transition between the Activity Center [to the south] and areas to the north. With a floor area 
ratio of 3.24 the proposed FAR would only be slightly smaller than Lime Apartments at 2900 Lyndale 
Avenue South (3.4), which is located in a Designated Activity Center.  The FAR would be significantly 
larger than The Murals at 2833 Lyndale Avenue South (2.5), and Lyndale Green at 2743 Lyndale Avenue 
South (1.8). 

 







East Hennepin Ave

Merriam Street

1

1

5

2

3

4

6

7 8

9

2

3

4 5 6

7

8

9



1. 2309 Lyndale Avenue South, 5 stories, FAR 1.8

2. 2601 Lyndale Avenue South (proposed project), 5 stories, FAR 3.3 

3. 2743 Lyndale Avenue South, 4 stories, FAR 1.8

4. 2833 Lyndale Avenue South, 6 stories, FAR 2.5

Franklin Avenue

Lake Street 5.  2900 Lyndale Avenue South, 6 stories, FAR 3.4
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6.  Not built, 2008 Lyndale Avenue, 6 stories, FAR 2.3

MIxed-Use Building Built and Proposed Along the Lyndale Avenue Commercial Corridor



LOT 21

2621 LYNDALE AVE. SO. 

MINNEAPOLIS, MN

LOT 22

2617 LYNDALE AVE. SO. 

MINNEAPOLIS ,MN

LOT 23

2613 LYNDALE AVE. SO. 

MINNEAPOLIS ,MN

LOT 24

2609 LYNDALE AVE. SO. 

MINNEAPOLIS ,MN
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MATERIAL SF % OF ELEVATION

GLASS

METAL PANEL

BRICK

COMPOSITE PANEL

6,311

6,575

2,230

1,520

37%

39%

13%

9%

TOTAL 16,984 100%

WEST ELEVATION

CMU 348 2%

GLASS CORRUGATED METAL METAL SHINGLES BRICK

BURNISHED CMU

CONCRETE COMPOSITE PANEL

FLAT METAL

COMPOSITE METAL PANEL CORRUGATED METAL

METAL SHINGLES GREEN SCREEN

COMPOSITE METAL PANEL

MATERIAL SF % OF ELEVATION
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COMPOSITE PANEL
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31%

6%

TOTAL 16,314 100%

EAST ELEVATION

PRECAST CONC. 1,890 12%
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MATERIAL SF % OF ELEVATION

GLASS

METAL PANEL

BRICK

COMPOSITE PANEL

2,469

2,706

1,594

1,021

31%

33%

20%

13%

TOTAL 8,000 100%

NORTH ELEVATION

CMU 210 3%

METAL SHINGLESGLASS BRICK CORRUGATED METAL

COMPOSITE METAL PANEL BURNISHED CMU BASE CONCRETE COMPOSITE PANEL

MATERIAL SF % OF ELEVATION

GLASS

METAL PANEL

BRICK

PRECAST CONC

1,983

2,143

2,314

1,300

26%

27%

30%

17%

TOTAL 7,740 100%

SOUTH ELEVATION
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LOT 21

2621 LYNDALE AVE. SO. 

MINNEAPOLIS, MN

LOT 22

2617 LYNDALE AVE. SO. 

MINNEAPOLIS ,MN

LOT 23

2613 LYNDALE AVE. SO. 

MINNEAPOLIS ,MN

LOT 24

2609 LYNDALE AVE. SO. 

MINNEAPOLIS ,MN
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GLASS CORRUGATED METAL METAL SHINGLES BRICK

BURNISHED CMU

BRICK #3 ACCENT

METAL SHINGLES

COMPOSITE METAL PANEL CORRUGATED METAL

BRICK #1 GREEN SCREEN

BRICK #2

MATERIAL SF % OF ELEVATION

GLASS

METAL 

BRICK

7,330

5,717

4,003

43%

34%

23%

TOTAL 17,050 100%

WEST ELEVATION



METAL SHINGLESCORRUGATED METAL BRICK #2

CONCRETE COMPOSITE PANEL CORRUGATED METAL

GLASS METAL PANEL

BRICK #1METAL GRATE

BRICK #3 ACCENTBB

PRECAST CONCRETE

MATERIAL SF % OF ELEVATION

GLASS

METAL 

BRICK

METAL GRATE

4,593

4,093

5,621

979

28%

25%

34%

6%

TOTAL 16,465 100%

EAST ELEVATION

PRECAST CONC. 1,179 7%



METAL SHINGLESGLASS BRICK #1 CORRUGATED METAL

COMPOSITE METAL PANEL BURNISHED CMU BASE CORRUGATED METAL

BRICK #2

BRICK #3 ACCENT

MATERIAL SF % OF ELEVATION
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2,567

2,874

2,602

32%

36%

32%

TOTAL 8,043 100%

NORTH ELEVATION
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TOTAL 7,519 100%
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