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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Mei-Ling Anderson, City Planner, (612) 673-5342 

DATE: June 26, 2014 

SUBJECT:  Linden Crossing, 4250 & 4264 Upton Avenue South 
 

The proposed development is a four-story, mixed-use building at the southeast corner of Upton Avenue 
South and West 43rd Street. The subject site contains two parcels which are both zoned C1 
Neighborhood Commercial District and are located in the LH Linden Hills Overlay District. The 
Minneapolis Plan for Sustainable Growth identifies the site as Mixed Use on the future land use map and it 
is located in a designated Neighborhood Commercial Node. 

The applicant is seeking an amendment to a project that was approved by the City Planning Commission 
on October 1, 2012 (BZZ-5745). The project that was approved was three stories with 18 dwelling 
units. The applicant is now proposing to increase the number of dwelling units by 2 for a total of 20 and, 
in doing so, they would add a partial fourth story that would be stepped back from the edge of the 
building to cover approximately 50 percent of the third floor roof. Due to the increase in height, the 
applicant must apply for a conditional use permit to allow a building over three stories in the C1 district. 
In addition, the added height increases the property’s north and west yard requirements, as these sides 
of the property are adjacent to residential zoning districts. 

The exterior building facades and site layout will be unchanged vis-à-vis the previously approved plan. 
The applicant is still proposing below-grade parking spaces to serve the residents (38 spaces) and first-
floor parking spaces to serve retail uses for the site and neighboring businesses (22 spaces). 

Based on staff’s preliminary review, the following land use applications have been identified: 

• Conditional use permit to increase the height of the building from 3 stories/42 feet to 4 
stories/56 feet. 

• Variance to reduce the north interior side yard setback from 11 feet to 3 feet for a rooftop 
terrace on the second floor, and to 6 feet for two balconies with awnings on the third floor. 

• Variance to reduce the west interior side yard setback from 12 feet to 7 feet for the balconies 
with awnings on the second and third floors, and from 11 feet to 5 feet for the second floor 
terrace, and to 6 feet for two balconies with awnings on the third floor. 

• Site plan review to allow a new, mixed-use building with 20 residential dwelling units and 
approximately 6,154 square feet of commercial space. 

Staff would like feedback from the Commission on the request to increase the building’s height from 42 
feet to 56 feet. The applicant has submitted their land use application and the public hearing is 
tentatively scheduled for July 14, 2014. 

mailto:mei-ling.anderson@minneapolismn.gov
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DATE:  June 16, 2014 

 

TO:  Mei-Ling Anderson, City Planner 

  Minneapolis Planning Commission, Committee of the Whole 

 

FROM:  Mark Dwyer, Linden Hills Redevelopment, LLC. 

 

RE:  REQUEST TO AMEND DEVELOPMENT PLAN 

  LINDEN CROSSING MIXED-USE PROJECT 

 

 

Summary of Proposed Changes 

 

We are pleased to submit for your review our proposal to amend the current approval for Linden 

Crossing (“Project”) – a mixed-use project at the NW corner of 43
rd

 Street West and Upton Avenue 

South, in the Minneapolis neighborhood of Linden Hills. 

 

Currently approved for 3 levels, the Project application was subject to moratorium constraints.  At the 

time of application, we were not eligible for the standard FAR bonus nor for added height.  Implemented 

in Fall-2012, the moratorium provided time for creation of a small area plan (SAP).  The moratorium has 

been lifted, and the small area plan is now complete.  We would like to begin construction this Fall-

2014. 

 

As now approved, the building is 3-stories with underground and enclosed ground level parking, first 

floor retail and residential condos on floors 2 and 3.  The roof is 17,000 sf in area, and surrounded on the 

outer edge by a 3-foot parapet.  We’d like to put stepped-back housing and outdoor decks in this roof 

area.  We propose covering 50-percent (1/2) of this 3
rd

 floor roof area with 4 condo homes.  These will 

step back 12-feet or more from the outer wall edge of the 3
rd

 floor.  The building look, design and quality 

will not change from what is now approved.    

 

The proposed 4
th

 floor units will have minimal impact on the surrounding neighborhood.  Because it is 

stepped back and further hidden from view by a 3-foot parapet, the 4
th

 level will be minimally visible 

from adjacent streets and sidewalks.  From this perspective, the overall height and scale of the project 

will seem mostly unchanged from what is approved.  Most shadowing from the added condo homes will 

be on the building itself.  And as now approved, the building has enough parking for the added 

residences. 

 

The added living space will cover 50% of the roof, and transform the rest of the roof to be better used 

with decks and plantings. 

 

A note on an older proposal that was rejected on appeal.  As now approved, the Project follows a prior 

submittal named Linden Corner.  It was approved but overturned on appeal in 2012 for being “too 

massive” for the neighborhood.  It was 5 stories, spanned 5 lots, and totaled 89,803 GSF.   Even with the 

added units on the 3
rd

 floor rooftop, this Project is on 2 lots and is just over one-half the GSF of Linden 

Corner. 

 



 2 

 

 

 

Comparison of the LINDEN CROSSING Project as Approved versus as Proposed 

 

   

  

As Now Approved 

 

Amend Request 

 

Stories / Height 

 

3 stories  / 42’ 

 

4 stories  / 56’ 

Will cover 50% of 3rd
 
floor 

(CUP for Height Requested) 

 

Gross Floor Area 

 

42,588 gsf 

FAR = 1.70  

 

Plus 8,408 gsf = 50,996 gsf total 

FAR = 2.04  

Allowed FAR = 2.04 

Commercial Uses 6,052 gsf  6,154 gsf 

Dwelling Units 18 du’s Increase of 2 du’s to 20 du’s 

DUs Concentration 31 per acre 35 per acre 

Total Parking 62 stalls  Same:  62 stalls 

Yards 9 and 10 foot yards required 

Variances Approved 

11 and 12 foot yards required 

Yard Variances Requested 

Assembly  2 lots / 25,052 sf Same 

 

 

Statement Of Proposed Use 

 

The Project transforms a challenged site into a neighborhood benefit.  New stores will activate the 

street front to complement existing area retail.  New condominiums will address the growing need for 

well-located empty-nester housing choices. 

The first floor of the building contains 6,154 gross square feet of street-front commercial space for up to 

four retailers.  The exterior presents with a balance of stone and brick, and varying English-style 

storefronts of painted wood.  The first floor will also have an entrance lobby for the residential units. 
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Floors two and three are residential-only, with a total of 16 condominium homes clad primarily in brick 

and panel.  These levels step back in several places to create texture and terracing.  The fourth floor 

units will stepped back considerably from the level below, and are clad in a composite board and batten 

“medium or dark bronze” in color.  Each condominium home has one or more exterior living spaces. 

 

The Project’s fourth floor will contain 4 stepped-back dwelling units covering 50% of the third level roof. 

The 920 sf rooftop communal deck for residents will be accessed by an elevator lobby, and 2 stairwell 

vestibules.  The remainder of the rooftop will contain decks for private resident use.   

Project related vehicle traffic is divided between W. 43
rd

 Street and Upton.  Underground parking for the 

condominium owners is accessed from W 43
rd

 Street.  The first floor public parking area is accessed from 

Upton Avenue.  Garbage is picked-up once per week at curbside on Upton.  UPS-type deliveries for the 

retail tenants can be received on either street.  Moving trucks hired by condo owners for move in/out 

will service curbside on Upton.  

Parking spaces are required as follows: 

• Twenty parking spaces are required for the 20 dwelling units. 

• Eight spaces are required for the on-site commercial uses 

• Ten parking spaces are required for off-site uses that currently park on-site via easement. 

 

Parking spaces are provided as follows: 

• Thirty eight secure parking spaces (1.9 ratio) below grade for residents. 

• Ten for the on-site commercial. 

• Two may be purposed for condo guests / service vans.   

• Ten parking spaces for the easement stalls. 

 

Below-grade parking (38 stalls) will serve building residents.  Public parking (22 stalls) is provided at 

grade within the building.  These public stalls will serve the Project’s retail users and a neighboring 

business with existing parking easement rights. 

The project will be built to a LEED standard.  Certification will not be sought.  Advice will be sought 

through the Xcel Energy EDA program to maximize energy efficiency.  There will be ample bike racks 

provided.  The site is near the Lake Harriet portion of the Grand Rounds bike route and connect trails.  It 

is also on the MTC bus line number 6.  Programs encouraging residents to compost and recycle will be 

ongoing.   

From most sidewalk perspectives, Linden Crossing will present as a three-story building.  This is due to 

the cornice, the parapet, and to the step-back of the upper floor.  As a result Linden Crossing shadows 

about the same with the rooftop units as without.  Please see the attached comparative shadow study.   

 

We believe the amended version of the Project offers added housing in a manner that maximizes 

neighborhood benefit without burdening neighboring properties.  

 

The Project does not encroach on the City’s easement at the corner of 43
rd

 and Upton Ave.  Thus, the 

“pocket park” at the corner will remain at its current location. 
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Existing Conditions 

 

The site is made up of two parcels located at the NW corner of 43
rd

 Street and Upton Avenue South.  

Famous Dave’s occupied a converted gas station near the corner (4264 Upton) and Edward Jones was 

the main tenant in a small stucco office building to the north (4250 Upton).  Both Famous Dave’s and 

Edward Jones have recently closed / vacated.  Of the 25,052 SF of site area, roughly 72% is currently 

asphalt surface parking.  Less than 4% of the site is green space.  

Soils are contaminated due to the site’s former gas station use.  We have been awarded much needed 

grant funding for site cleanup.  We have worked closely with PEER Engineering and American 

Engineering Testing to manage extensive boring activity, soils testing, and remediation planning.  The 

site is enrolled in the MPCA VIC program.   

Project Values and Neighborhood Engagement 

 

The Project is locally grown.  Nearly every member of our development team lives or works in Linden 

Hills.  We value the role of our parks, lakes, and business district in bringing us together as neighbors.  

We value design form that fits and build quality that lasts.  We support green space and green 

development.  We value the benefit of open and honest public engagement. 

Public engagement informing this development includes: two-dozen neighborhood council meetings 

over 3 years; a Fall-2011 series of design Review and Input Groups (“RINGs”) meetings with nearly 40 

neighbor participants; and City-level feedback gained through review of the prior project proposals.   

The design of this project is also informed by the Linden Hills Neighborhood Small Area Plan and the 

Linden Hills Zoning Overlay.    The SAP recommends stepping back the 4
th

 story of any building along the 

street by 10-feet to further reduce the visibility of a fourth story from the street and overall visual 

impact of four story buildings.  The Project’s 4
th

 story will step back 12-feet or more from the street and 

all other sides of the building.   

 

 

Required Applications 

 

1. Conditional use permit for increased height to 4 stories/56 feet. 

2. Variance for location of levels 2 and 3, balconies and terrace in a required yard.  

3. Site plan review. 

 

 

End. 

 

 



01.JPG, Front of Famous Daves - West Look 02.JPG, Side of Famous Dave's - North Look

05.JPG, Back of Office Bldg - East Look 06.JPG, Side of Office Bldg - South Look



07.JPG, Front of Office Bldg - West Look 03.JPG, Side of Famous Daves - SW Look

08.JPG, Houses West of Site 10.JPG, Houses West of Site



09.JPG, Houses West of Site 11.JPG, Multi Res North of Site

13.JPG, Multi Res - NE of Site 14.JPG, Mulit Res NE of Site



12.JPG, Multi Res Buildings North of Site - Street View 15.JPG, Multi Res East of Site

16.JPG, Retail / Office East of Site 18.JPG, Uses & Blbrds South of Site



19.JPG, Uses South of Site 17.JPG, Multi Uses SE of Site

25.JPG, Within 1/2 Block - Design that informs Linden 
Corner

21.JPG, Within 1/2 Block - 7 Story Bldg on Hilltop



24.JPG, Across Street from Site - 4 story flat front 23.JPG, Within 1 Block - 4 story flat front - on hilltop

22.jpg, Within 1/2 Block - 7 story on hilltop 04.JPG, South Side of Office Bldg - North Look



26.JPG, Great Shops Linden Corner will Compliment 20.JPG, Uses South of Site
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SCALE  1/16" = 1'-0"1 Garage Floor Plan

SCALE  1/16" = 1'-0"2 1st Floor Plan

SCALE  1/16" = 1'-0"3 2nd Floor

SCALE  1/16" = 1'-0"4 3rd Floor Plan

SCALE  1/16" = 1'-0"5 Roof Plan

UNIT MIX BY TYPE

THREE BED 7 35%
TWO BED 13 65%
Grand total 20 100%

PARKING REQUIRED
RESIDENTIAL (1 SPACE/UNIT REQD.) 20
EASEMENT SPACES 10
RETAIL (1 SPACE/500SF) 12
TOTAL REQUIRED 42
EXTRA SPACES 18

PARKING PROVIDED

Garage 38
1st Floor 22
Grand total 60

NET BUILDING AREA BY USE

USE AREA

GARAGE 27888 SF
RESIDENTIAL COMMON 6287 SF
RESIDENTIAL LEASABLE 37227 SF
RETAIL SPACE 6154 SF
SHARED COMMON 207 SF
VERTICAL CIRCULATION 2360 SF

GROSS BUILDING AREA BY FLOOR

BELOW GRADE GARAGE
Garage 21059 SF

21059 SF
ABOVE GRADE GARAGE
1st Floor 9870 SF

9870 SF
ABOVE GRADE
1st Floor 7731 SF
2nd Floor 17330 SF
3rd Floor 17331 SF
Rooftop Floor 8605 SF

50996 SF
Grand total 81925 SF

SITE AREA: 25,052 SF = .56 ACRES
F.A.R. = 50,996 / 25,052 = 2.04
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SCALE  3/32" = 1'-0"3 East Elevation

SCALE  3/32" = 1'-0"5 West Elevation

SCALE  3/32" = 1'-0"4 North Elevation

SCALE1 Perspective from Southeast
SCALE2 Perspective from Northeast

SCALE  3/32" = 1'-0"6 South Elevation
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SCALE  3/16" = 1'-0"1 ELEVATION - EAST
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SCALE  3/16" = 1'-0"1 ELEVATION - SOUTH
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SCALE  3/16" = 1'-0"1 ELEVATION - WEST
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SCALE  3/16" = 1'-0"1 ELEVATION - NORTH
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