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Land Use and Urban Design
The interaction between transportation and land use is an established

principle of urban design. Good urban design of both public and private

property can reinforce desirable traffic and land use patterns. The fol-

lowing are the recommendations for land use and urban deisgn of the

Mitigation and Enhancement Subcommittee as approved by the Project

Advisory Committee.

This chapter is divided into five sec-
tions: 1) Lake Street, 2) 38th Street;
3) Remnant Parcels, 4) Historic
Properties, and 5) Public Aesthetics.

Lake Street

Spatial Relationships
The Lake Street corridor is a relatively
wide street at 80 feet from building
face to building face. In places, it is
proposed to get over 50% wider, to
131 feet building face to building face.
The ratio of building height to street
width is an important design tool
for creating the character of an urban
main street. For creating the feel of
a typical Main Street, a ratio ranging
from 1 to 2 or 1 to 3 between build-
ing height and street width is ideal.
A higher ratio changes the character
of the street from Main Street to large
downtown. A lower ratio changes
the character of the street to more
closely match that of a suburban
strip mall. 

Currently, the segment of Lake Street
in the project area, except short seg-
ments (notably the portion east of
Clinton Avenue) resembles a subur-
ban strip mall. Building heights are
typically one story west of Clinton
and many edges adjacent to Lake
Street are simply parking lots. Since
the Mitigation and Enhancement
Subcommittee wants to keep traffic
on Lake Street, they have consented
to adding turn lanes to Lake Street.
This typically has added one lane 
(in some locations, two lanes) and
pedestrian and amenity space to the
cross-section of the road, increasing
the width of the street. To compen-
sate for the increased width and 
to generate the appropriate urban
character, the subcommittee recom-
mends that future development be
multiple stories, preferably between
two and four stories high on land
adjacent to Lake Street. Furthermore,
the subcommittee recommends that
developers be encouraged to build 
to the edge of the sidewalk. These
suggestions are in accordance with

Framework Plan for Lake Street
adopted by the City of Minneapolis
and Hennepin County in 1999 and
are reflected in the models developed
for this study. 

Gateway Medians
Several medians have been introduced
onto Lake Street for a variety of rea-
sons: to improve traffic flow by
accommodating vehicular turning
movements and by maintaining lane
continuity; to provide pedestrian
refuge; and for providing space for
developing gateways to Lake Street.

The Mitigation and Enhancement
Subcommittee, in order to more fully
understand the desires of the neigh-
borhoods affected by the project,
conducted two neighborhood design
workshops. At these workshops 
several ideas emerged for using the
medians on Lake Street to create 
a sense of community identity, to
calm traffic coming from the freeway,
and serve as an beacon welcoming
visitors. Ideas included the use
of fountains, trees and flowers, and
tall vertical architectural elements.
The Mitigation and Enhancement
Subcommittee and the PAC recom-
mends that these elements be more
fully explored in coordination with
the adjoining neighborhoods during
final design.
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Figure 27: Building Height to Street
Width Ratios. The ration of building height to
street width determined how enclosed the street

feels to people using it. Streets with different
character have differing height to width rations.
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Figure 28A: Model of Gateway Median.
Photograph of Lake Street Model depicting
gateway details, including towering bridge heads,
gateway monument and fountains in pedestrian
refuge median, colored crosswalks, and orna-
mental lighting.
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Figure 28B: Model of Intersection Median. Photograph of Lake Street Model depicting 
intersection with 1st Avenue, illustrating bump-outs, parking bays, heavily vegetated pedestrian refuge
medians, new two to four story buildings adjacent to sidewalks, and a proposed urban plaza and park.
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38th Street

Sabathani Community Center
The Mitigation and Enhancement
Subcommittee directed project staff
to work directly with representatives
of the Sabathani Community Center
to develop a design that would miti-
gate any adverse impacts caused by
the project to Sabathani and would
help Sabathani achieve its goal of
providing social services to people 
in the adjacent neighborhoods.

The project staff, working with the
Sabathani Operations Committee,
developed several strategies for
improving pedestrian access, transit
access, and vehicular access to their
campus. It is recommended that
pedestrian and vehicular access be
improved at Clinton Avenue with
the addition of a semaphore; that a
parking bay for buses be constructed
on 38th Street to facilitate the loading,
unloading, and storage of buses; and
that the parking lot entrance on the
east side of the building be reconfig-
ured to align with Clinton Avenue.

Nicollet Commercial Node
To facilitate the use of Nicollet Avenue
between 36th Street and 38th Street as
the preferred route for commuters,
the Mitigation and Enhancement
Subcommittee developed a set of
recommendations to make the inter-
section more responsive to vehicular,
transit, and pedestrian traffic, includ-
ing the location of a far side bus stop
for buses westbound on 38th Street.
Parking would not be removed or

restricted on 38th west of Nicollet to
reduce the use of 38th Street in that
segment. Directional parking restric-
tions would be implemented, as nec-
essary, on Nicollet between 36th and
38th and on 38th Street between
Nicollet and 4th Avenue.

Pedestrian Amenities 
The sidewalk on 38th Street is narrow,
adjacent to the curb, cluttered with
utility poles, and lacking in basic
pedestrian amenities. 
The Mitigation and Enhancement
Committee recommends that parking
remain on the street as much as
practical to buffer pedestrians from
traffic. Furthermore, that overhead
utilities be buried in the project area
to increase pedestrian space and
improve aesthetics. It further recom-
mends that during final design, the
project’s designers develop a system
of ornamental structures that provide
opportunities for greening the corri-
dor. These may be overhead trellises,
ornamental lights and poles with
hanging baskets, or other solutions
developed in coordination with the
adjacent neighborhoods. The sub-
committee also recommended that
pedestrian amenities, such as benches
and ornamental lights, be added,
particularly at the commercial nodes.
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Figure 29A: 38th Street and Sabathani Community Center Streetscape Plan. A plan
depicting the character of 38th Street in the block housing the Sabathani Community Center. The plan
illustrates the character proposed for 38th Street in the year 2020 after the construction of the I-35W
Access Project. The plan depicts the location and types of traffic control suggested by the Mitigation
and Enhancement Committee, the realignment of the entrance to Sabathani’s parking lot with Clinton
Avenue, and the addition of a new bus drop off area.  
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Figure 29B: 38th Street and Nicollet Avenue Streetscape Plan. A plan depicting the 
character of 38th Street  between Nicollet and Blaisdell Avenues in the year 2020 after the construction
of the I-35W Access Project. The plan shows parking with no restrictions on both sides of the road.
It illustrates the location of bus stops with one far side stop for west bound buses, freeing the intersection
for westbound traffic to easily turn northbound onto Nicollet Avenue. It also depicts the removal of a
bus turn out on 38th Street on the southwest corner of the intersection with Nicollet, giving pedestrians
more space.
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Remnant Parcels

Tot Lot Parcel
The proposed project will adversely
affect the existing tot lot that is
located on Mn/DOT right-of-way.
The project will leave approximately
one-half acre for the tot lot. Since,
tot lots require only a minimum of
one-quarter of an acre, the Mitigation
and Enhancement Subcommittee
recommends that during final design,
the designers of the project incorpo-
rate a reconfigured tot lot into the
plans. These plans should be devel-
oped in coordination with the adja-
cent neighborhoods and approved by
the Minneapolis Park and Recreation
Board, who will be obligated to main-
tain it and the Minnesota Department
of Transportation, who will retain
ownership of the property.

Lake Street and 
2nd Avenue Parcel
The Mitigation and Enhancement
Subcommittee recommends that 
during final design a park connecting
the 29th Street Greenway and Lake
Street be created. Next to Lake
Street, the possibility of developing
a gateway building that could control
use of the park could be established
if desired by the community.
Furthermore, a privacy fence or other
structure separating the park from
the alley should be coordinated with
neighbors and incorporated into the
final design.

The Subcommittee lists several 
elements as being crucial to the suc-
cessful redevelopment of the parcel.
These element are illustrated on the
model and sketch of the proposed
area and include the development
of a park with a wall next to the
alley, a series of pathways with
pedestrian lighting connecting the
29th Street Greenway with Lake Street,
and a gateway building that helps
in regulating use by having two faces,
one to Lake Street and another to the
park. The Subcommittee wants the
project sponsors to work with neigh-
bors during final design to create
a space that induces acceptable use,
such as a weekly farmers market.

Lake Street and Stevens
Avenue Parcel
The Mitigation and Enhancement
Subcommittee recommends that this
parcel be redeveloped or transformed
into a public park depending on 
the needs of the adjacent property
owner, NICO. 
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Figures 30A and 30B: Model of 2nd

Avenue Remnant Parcel. These images
are of a study model illustrating the character 
of the remnant parcel parallel to 2nd Avenue in
the year 2020 after the construction of the I-35W
Access Project. The model depicts a park that
connects the 29th Street Greenway with Lake
Street. The final design of the park would be
developed by the project sponsors in association
with the City of Minneapolis Park and Recreation
Board and neighborhood residents. The building
adjacent to Lake Street acts as a control device,
monitoring the use of the public space.
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Figure 30B: Model of 2nd Avenue Remnant Parcel. Figure 30C: Alternative Model of 2nd Avenue Remnant Parcel. This model is identical

to the original model except that the building adjacent to Lake Street has been replaced with a public
plaza allowing a more casual public access between the 29th Street Greenway and Lake Street.
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Figure 31: Model of Stevens Avenue
Remnant Parcel. Artist’s illustration of gate-
way park enhancing the remnant parcel between
2nd and 1st Avenues on Lake Street. The 
illustration depicts an urban plaza in the year
2020 after the construction of the I-35W Access
Project that is filled with trees, flowers, fountains,
and decorative paving patterns.
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Historic Properties

Chicago, Milwaukee, 
St. Paul, and Pacific RR
Grade Separation District
The Chicago, Milwaukee, St. Paul,
and Pacific RR Grade Separation
District, otherwise known as the 29th

Street Greenway, is a significant his-
toric property that is currently func-
tioning as a bicycle trail in the proj-
ect area. During final design, PAC rec-
ommends that designers develop
with assistance and advice from trail
advocates, community organizations,
and the State Historical Preservation
Officer (SHPO), an appropriate design
that integrates the function of the
trail, the promotion of the communi-
ty identity, and the need to maintain
the historic integrity of the railroad
corridor with the design of the bridge
and the connecting greenway
between the Historic District and
Lake Street in accordance with the
Section 106 process.

Healy Block
The existing setting of the Healy Block
is significantly different from its his-
toric context of being situated in a
completely residential neighborhood.

Nonetheless, it has adapted to the
freeway as a neighbor by revegetating
the freeway embankment. The vege-
tation partially shields the District,
visually from the freeway. The pro-
posed project will alter that screen.
The Mitigation and Enhancement
Subcommittee suggests that during
final design, the designers work with
neighbors on the Healy Block and

the State Historical Preservation
Officer (SHPO) to develop concepts
that are sympathetic to the District,
mitigating adverse impacts and
enhancing the existing setting.

In addition to the original recom-
mendation, the Mitigation and
Enhancement Subcommittee directed
the consultants on Tuesday, October
8, 2002 to begin immediately work-
ing with the neighbors on the Healy
Block to develop concepts that miti-
gate any perceived adverse impacts
to the Historic District. The consult-
ants have begun developing alterna-
tive design for neighborhood and
regulatory review. It is anticipated
that developing the designs will be
an iterative process between the
designers and the community, includ-
ing the participation of the State
Historic Preservation Officer (SHPO)
and the members of PAC in accor-
dance with the Section 106 process.

Minerva Apartments
The Minerva Apartments are histori-
cally significant, and they will be
adversely impacted by the proposed
project, requiring mitigation 
measures that are compatible
with the Section 106 process.

Stewart Memorial
Presbyterian (Redeemer
Missionary Baptist) Church
Although the Stewart Memorial
Presbyterian Church is historically
significant, it will not be adversely
impacted by the proposed project.
Therefore, no mitigation measures
are required for this property. 

6-10



Mitigation & Enhancements

Land Use and Urban Design 6-11

Figure 32A: Median Enhancement
Alternative – Plan and Section. A plan
and cross section of a proposed mitigation treat-
ment for the adverse impacts to the Healy Block
including the construction of a planted median
separating ramp traffic from local traffic. This
plan and the others that follow are currently
under study. The project sponsors will continue
to work with the State Historic Preservation
Officer to mitigate impacts in accordance with
the Section 106 process.
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Figure 32B: Median Enhancement Alternative – Illustration.
An artist’s rendering of the median enhancement alternative for mitigating adverse impacts to the his-
toric Healy Block. 
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Figure 32C: Boulevard Enhancement
Alternative – Plan and Section. A plan
and cross section of a proposed mitigation treat-
ment for the adverse impacts to the Healy Block
including the construction of a wider boulevard
adjacent to the existing sidewalk.  
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Figure 32D: Boulevard Enhancement – Illustration. An artist’s rendering of the boulevard
enhancement alternative for mitigating adverse impacts to the historic Healy Block. 



Mitigation & Enhancements

Land Use and Urban Design 6-15

Figure 32E: Wall Enhancement
Alternative – Plan and Section. A plan
and cross section of a proposed mitigation treat-
ment for the adverse impacts to the Healy Block
including the installation of plants next to the
retaining wall. 
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Figure 32F: Wall Enhancement Alternative – Illustration. An artist’s rendering of the
retaining wall enhancement alternative for mitigating adverse impacts to the historic Healy Block. 
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Public Aesthetics

Planting Design
The PAC has expressed concern about
the design and maintenance of public
rights-of-way by all levels of govern-
ment. Although it desires appropriate 
formal and semi-formal plantings
throughout the project area, PAC
requests that the governmental units
commit to perpetual maintenance
prior to construction. The project
sponsors have agreed that during
final design the government agencies
will coordinate planting design and
maintenance with each other and
the adjacent neighborhoods. 

Architectural Treatments
The Mitigation and Enhancement
Subcommittee studied many alterna-
tive architectural treatments during
the development of bridge design
alternatives for the Lake Street Bridge.
The Subcommittee and PAC recom-
mend that during final design, archi-
tectural treatments be developed in
concert with all affected parties and
that the architectural treatments 
of all structures respond to neigh-
borhood aesthetics and reflect the
commercial character of Lake Street. 

Public Art
The PAC recommends that project
designers incorporate public art
throughout the project area.

Maintenance
Perpetual maintenance agreements
need to be developed and signed 
as part of the final design process.
The Subcommittee is emphatic that

maintenance responsibilities be deter-
mined and fully funded through-
out the life of the project. The Sub-
committee and PAC request that
project sponsors commit to the long
term maintenance for each mitiga-
tion and enhancement element
before the project is constructed. 
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