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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 4, 2015 

SUBJECT: Upton & 43rd Mixed-Use Development, 4264 Upton Ave S 
 

The proposed development is a four-story, mixed-use building at the northwest corner of Upton 
Avenue South and West 43rd Street. The subject site is 20,149 square feet and contains one parcel, 
which is zoned C1 Neighborhood Commercial District and is 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 proposing 29 dwelling units, approximately 6,000 square feet of ground floor 
commercial space, 39 below-grade parking spaces to serve the residential units, and 14 parking spaces 
serving the commercial tenant within a ground floor enclosed parking facility.  

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

• Conditional use permit to increase the maximum permitted height in the C1 district of 3 
stories/42 feet, whichever is less, to 4 stories/53 feet, 8 inches (56 feet including the parapet). 

• Variance to reduce the south interior side yard setback below 11 feet. 
• Variance to reduce the west interior side yard setback below 11 feet. 
• Site plan review for 29 dwelling units and approximately 6,000 square feet of commercial space. 

In addition to the identified land use applications, staff would like feedback from the Commission on the 
following items: 

• The choice of exterior materials and compatibility of the materials and appearance of all four 
facades. The primary proposed exterior building materials are veneer stone, various stucco 
finish EIFS, textured masonry, and glass, metal, and wood accents. 

• The application of the recommended 10 foot step back of the fourth floor on any street-facing 
facades (the East/Upton Ave. S and South/W. 43rd St sides of the building, and the building walls 
adjacent to the pocket park easement) from the Linden Hills Small Area Plan. Page 46 of the 
Small Area Plan recommends the following: 

“The fourth story of any building in the three neighborhood commercial nodes and 
along the community corridors shall be stepped back from the street facing façade(s) of 
the building by at least 10 feet.” 

The applicant has not yet submitted a land use application. 

mailto:mei-ling.anderson@minneapolismn.gov
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DATE:  May 22, 2015 

 

TO:  Mei-Ling Anderson, City Planner 

  Minneapolis Planning Commission, Committee of the Whole 

 

FROM: Clark Gassen 

  43UP, LLC. 

   

RE:  Upton and 43rd Mixed-Use Redevelopment 

 

We are pleased to submit for your review a mixed-use project to be located at the corner of at 

Upton Avenue South and 43rd Street West in the Minneapolis neighborhood of Linden Hills. 

This Project is a mixed, residential and commercial building that responds to the Linden Hills 

Neighborhood Small Area Plan, and incorporates design elements from the neighborhood, 

especially where it interacts with the streetscape and existing pocket park.   

 

Goals for the Site 

 

The Project will promote the long-term economic viability of the 43rd and Upton commercial 

node that is an important asset to Linden Hills and the City of Minneapolis by replacing the 

existing surface parking lot and vacant one-story building (previously Famous Dave’s and before 

that a gas station) with a beautifully-designed, 4-story building constructed of high-quality 

materials.  New tenants will activate the street front to complement existing area retail.  New 

apartments will meet the need for additional quality neighborhood housing.  The Project will 

create an inviting energy at the corner that gives neighbors and visitors more reasons to enjoy 

43rd and Upton. 

 

Existing Conditions 

 

The site is made up of one lot located at the NW corner of 43rd Street and Upton Avenue South.  

As previously noted, the site contains a vacant building and surface parking and was previously 

used as a gas station and then a restaurant.   Of the 20,195 SF of site area, roughly 75% is 

currently asphalt surface parking.  Less than 7% of the site is green space. Soils are contaminated 

due to the site’s former gas station use.  We are applying for much needed cleanup grant funding.  

We are working with Braun Engineering on the environmental remediation planning.  

Groundwater is located at 27’-29’ below grade at multiple boring locations across the site.  

 

Proposed Mix of Uses 

 

The Project is a 4-story, 53’-8” tall building with one level of underground parking.  The first 

floor of the building contains 6,000 SF of street-front commercial space and an entrance lobby 

for the residents above.  Floors two, three, and four contain 29 high quality apartment units.  The 

single level of below-grade parking (39 stalls) will serve building residents.  Public parking (14 

stalls) is provided in an enclosed at grade garage.  These public stalls will serve the Project’s 

retail uses. 
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Proposed Design 

 

The Project has been designed with careful consideration of the design guidelines in the Small 

Area Plan developed by the neighborhood and approved by the City.  The guidelines allow 

mixed use buildings of 4 stories in the commercial nodes, but encourage them to be less than 56’ 

tall.  The Project height is consistent with this guidance.  The Small Area Plan also calls for the 

fourth floor to be stepped back from the street facades at least 10’.  Along the Upton façade, the 

fourth floor steps back 15’-10” and along the 43rd façade the fourth floor steps back 4’-6” at the 

west end and 16’-6” at the east end closest to the pocket park for an average 11’-6,” which 

allows for a greater setback at this prominent intersection. 

 

The Project will be constructed with high-quality, attractive materials and finishes.  The first 

floor exterior presents a mix of glass storefronts and porcelain tile.  The first floor garage is clad 

with textured concrete masonry, broken up by panels of stucco finish.  The upper levels are clad 

in a combination of golden limestone and dark stucco finish, along with glass railings and large 

windows. 

 

The Project provides a walkable, heavily landscaped interface with the public sidewalks and 

pocket park.  Close attention has been paid to the building’s facades in terms of transparency, 

setbacks, and large outdoor living spaces to create an energetic streetscape, which maintains the 

character and identity of the node and neighborhood.  Each dwelling unit has at least one exterior 

living space, all of which are recessed into the façade of the building.  This creates architectural 

relief and terracing, in accordance with Small Area Plan guidance for building articulation, and 

complements our goal of bringing more life and activity to the streetscape. 

 

The “pocket park” easement will remain at its current location on the corner.  After soils clean-

up and construction, we propose a renovated park in a slightly expanded size.  The building will 

be setback at the first floor from the pocket park to increase the size and feel of this important 

neighborhood amenity.  The intent is to improve on the form of the space while retaining its 

function as a place to gather or to rest and observe the activity of the intersection.  A proposed 

green wall – between the building and the west side of the park – will further enhance the 

relaxing setting.  Canopy trees will be returned to the corner to engender a sense of cover and 

protection from the busy intersection.  

 

Both public and private vehicle traffic is accessed from a single curb cut along Upton.  Trash, 

recycling, and organic compost will be picked up from this same location.  All garbage bins will 

be stored within the building.  

 

Bike racks will be provided.  The site is near the Lake Harriet portion of the Grand Rounds bike 

route and connecting trails.  It is also on the MTC bus line number 6.  Programs encouraging 

alternate transit use will be ongoing.  

 

In closing, we are very grateful for this opportunity to present this new project for your feedback. 
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