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David, this email is written to request that the City of Minneapolis and CPED permit the
recommended denial of the Port Cochere by staff to be appealed and heard by Z&P at the same
January 10, 2019 meeting date that we are appealing other conditions at for this project. Please
confirm this will be acceptable.
Thank you,
William P. Katter
President & Chief Investment Officer
P 952.837.8525
C 612.270.9137
E bill.Katter@uproperties.com
United Properties | 651 Nicollet Mall
Suite 450 | Minneapolis, MN 55402
uproperties.com

MEMORANDUM

To:

Rick McKelvey
United Properties – Vice President Commercial Development

From:

Doug Arnold, P.E.
Morgan Hoxsie, EIT
Kimley-Horn and Associates, Inc.

Date:

November 28, 2018

Subject:

Gateway Mixed-Use Development – Porte-Cochere Analysis

Background and Purpose
The proposed development consists of hotel, office, residential units, street-level retail, and
underground parking on the block bounded by 3rd Street South, Hennepin Avenue, Washington Avenue
South, and Nicollet Mall in downtown Minneapolis, Minnesota. At the City Planning Commission
meeting on Tuesday, November 13, 2018, the Gateway Mixed Use Development including the portecochere was approved, with a new condition that the valet ramp to Parking Level 1 be removed in lieu
of more “sidewalk and accessible plaza space.”
Without the valet ramp to serve the porte-cochere, there are a number of concerns that are introduced:
l
l
l
l

Without the valet ramp, significantly more vehicle traffic will exit onto Hennepin Avenue
introducing many more conflict events with pedestrians/bicycles along Hennepin Avenue.
The valet route would be circuitous, adding an additional ½ mile of vehicle travel distance to
get from the porte-cochere to Parking Level 1 (access along South 3rd Street).
The valet route would cross the proposed streetcar at Hennepin/Washington and Nicolet Mall.
The secondary valet station would be underutilized since most event guests would arrive at the
main hotel entrance off Hennepin Avenue.

This technical memo provides further review and evaluation of the approved porte-cochere as part of
the proposed Gateway Mixed-Use Development to support the valet ramp to Parking Level 1, and will
provide the following: porte-cochere operations, updated trip routing of valet operations with the
removal of the valet ramp, comparison of intersection operations at Hennepin Avenue driveway access,
and review of pedestrian/bicycle impacts.
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Valet Traffic Trip Routing
The site has been designed to provide a valet ramp, which allows valeted vehicles to access Parking
Level 1 and allows for quick access to the secondary valet station when needed. With the valet ramp,
valet staff have the ability to drive vehicles straight into Parking Level 1 without needing to access the
public roadway network.
Without the valet ramp, all valeted vehicles will need to exit the porte-cochere and travel +/- ½ mile
through seven (7) signalized intersections to enter Parking Level 1 via South 3rd Street. This would
increase bicycle and pedestrian conflicts along Hennepin Avenue at the porte-cochere exit, increase
right-turning vehicles at three signalized intersections resulting in additional right-turn on red conflicts
with pedestrians, and add additional vehicle traffic crossing to the future streetcar path at Hennepin
Avenue/Washington Avenue and Nicollet Mall.

Porte-Cochere Operations
The porte-cochere has been designed to accommodate four vehicle valet parking positions. The valet
will serve hotel guests, in addition to restaurant users and residential/office guests that choose to utilize
valet service. A secondary valet station is proposed on Parking Level 1 to help relieve valet operations
at the porte-cochere when necessary and during scheduled high demand events and is easily accessed
from the porte-cochere by the valet ramp.
The queueing analysis that was performed for the porte-cochere determined that the porte-cochere is
not anticipated to impact operations on Hennepin Avenue, including the bicycle and pedestrian facilities
along Hennepin Avenue during normal operations during the AM peak hour and PM peak hour and
during special events (with the secondary valet station). During the PM peak hour (higher trip
generator), the 85th percentile queue at the porte-cochere is expected to be 2.67 vehicles and the 95th
percentile queue is expected to be 3.88 vehicles. During a special event, the 85th percentile queue is
expected to be 5.47 vehicles and the 95th percentile queue is anticipated to be 6.96 vehicles (assuming
eight valet stations; four primary and four secondary). These values take into consideration the valet
ramp. Without the valet ramp, it is assumed that the secondary valet station will be underutilized and
most guests (+/- 80%) will still arrive at the porte-cochere for valet, resulting in the need for additional
valet staff in order to maintain the same service levels of the valet operations.
The future valet operator on the site will need to manage the available parking space within the portecochere and provide sufficient staff to reach the target service time of two (2) minutes during a typical
day and one (1) minute during evening events in order to provide enough space to accommodate the
peak valet operations and not create spill backs across the right of way.

Pedestrian and Bicycle Impacts
As mentioned, the valet ramp allows valet vehicles to access the Parking Level 1 internally. Without the
valet ramp, additional conflict between bicycles/pedestrians and vehicles would be introduced,
including the porte-cochere exit onto Hennepin Avenue.
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In total, the valet ramp eliminates a significant amount of pedestrian and bicycle conflicts on Hennepin
Avenue and other surrounding streets, where the ½ mile additional travel distance would introduce 16
pedestrian crosswalk conflicts and 8 bike lane conflicts. This would also increase right-turning vehicles
at three signalized intersections resulting in additional right-turn on red conflicts with pedestrians.

Intersection Analysis
With the removal of the valet ramp, additional site traffic would be forced to exit the porte-cochere onto
Hennepin Avenue and travel along the public roadway network through seven (7) signalized
intersections to access Parking Level 1 along South 3rd Street.
An additional +/- 40 vehicles would exit onto Hennepin Avenue during the weekday AM peak hour and
an additional +/- 45 vehicles would exit onto Hennepin Avenue during the weekday PM peak hour.
These numbers are anticipated to be larger in conjunction with events at the hotel meeting space.
A capacity analysis was performed to compare movement delay and level of service for vehicles exiting
the porte-cochere onto Hennepin Avenue with and without the valet ramp. In both peak hours, the LOS
is anticipated to degrade without the valet ramp due to the increase in traffic volumes exiting to portecochere onto Hennepin Avenue. The following provides a summary of the delay and LOS results for
the weekday AM and PM peak hours.
l

l

Weekday AM Peak Hour
o With Valet Ramp – LOS A (8.3 seconds of delay)
o Without Valet Ramp – LOS C (16.9 seconds of delay)
Weekday PM Peak Hour
o With Valet Ramp – LOS C (18.6 seconds of delay)
o Without Valet Ramp – LOS D (26.8 seconds of delay)

In addition to the increase in delay at the porte-cochere exit onto Hennepin Avenue, exiting valet traffic
will experience additional delay along their route along Hennepin Avenue, Washington Avenue, 2nd
Avenue, and South 3rd Street to get to the Parking Level 1 access along South 3rd Street. Although the
route consists of right-turns, the route includes seven signalized intersections (two of them are at
Nicollet Mall).

Summary
The removal of the valet ramp will impact the planned valet operations at the Gateway Mixed-Use
Development. With the removal of the valet ramp, access to Parking Level 1 and the secondary valet
station will be limited to the South 3rd Street access. This will require valet vehicles to re-route from the
porte-cochere to the South 3rd Street access. This re-route will require an additional crossing of the 16
pedestrian crosswalks and 8 bicycle bike lanes, traveling through seven (7) signalized intersections in
downtown, and three right turn on red movements increasing the pedestrian and bicycle conflicts.
The valet ramp allows guest arrival operations to function internally and limits the impacts to the
surrounding roadway, pedestrian, and bicycle network.
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Public Works Staff review of the Gateway Mixed-Use Development – Porte-Cochere Drop-Off:
Hennepin Ave. is currently being redesigned and is scheduled for reconstruction starting in 2019. As part
of the design process, the Public Works Department has made a concerted effort to work with businesses
and property owners to reduce, consolidate, and eliminate curb cut access to Hennepin Ave. with the goal
of minimizing traffic impacts and improving the safety of the pedestrian environment.
The proposed porte-cochere violates the design character of the new Hennepin Avenue reconstruction
project and also poses several serious traffic operations concerns. Significant attention has been focused
in the Hennepin Avenue design phase to greatly enhance the pedestrian and bicycle experience and safety
through developing wider sidewalks and a raised, sidewalk level, cycle track. Many driveways along
Hennepin Avenue will be closed to complement these pedestrian and bicycle improvements and to
further promote safety of the corridor’s most vulnerable users. The proposed porte-cochere, with its two
additional driveway conflicts, runs counter to this guiding principle of the Hennepin Avenue project.
The porte-cochere also poses a serious risk of spillback onto the public right of way. The porte-cochere is
designed to accommodate four vehicle parking positions for the valet operation together with a secondary
(internal) valet station of four more spaces one level down in the parking ramp. The valet system will
serve hotel guests, special event guests, and some portion of visitors to the residential and office
components of the development. Additionally, taxi and ride share providers will circulate through the
porte-cochere space. Although traffic modeling may be presented that shows valet operations projected
to confine their operations to on-site (off of right of way) space, City experience with multiple downtown
properties shows that such optimistic operations will not always be maintained. Surge crowds at peak
check in/check out times, mass arrivals to special events, or simply awkward parking and maneuvering by
patrons will all obstruct orderly valet operations and cause backups onto the public realm. When these
congested events occur, merely adding additional valet staff cannot always mitigate the impacts as the
space will become too clogged to quickly sort out and disperse the vehicles. Also, unlike other hotel
properties that in peak event times may be able to use a curbside parking lane to ease on-site operations,
no such opportunity exists along Hennepin Avenue.
In addition to the impacts to the pedestrian/bicycle environment and the queue spillback concerns, there
are also an on-street traffic operations issues that will be heightened with the proposed porte-cochere
driveway set up. In this block the redesign of Hennepin Avenue will feature five lanes: two southbound,
two northbound and a northbound left turn lane to Washington Avenue, without a median. Having the
porte-cochere open to Hennepin will likely attract left turning traffic entering from the north, across two
lanes of Hennepin vehicle traffic and the cycle track and sidewalk. This is a very concerning movement
for safety reasons. As a comparison it is noted that for recently constructed cycle track along Washington
Avenue there are medians the entire length of the corridor and such a mid-block driveway safety risk
situation does not exist.
Public Works Staff response to the Planning Commission Recommendation:
At the Planning Commission meeting on November 13, 2018, the Planning Commission adopted staff
findings for the applications by United Properties for the Gateway Project subject to a series of conditions
including the following: The building shall be designed without the vertical vehicle ramp (at Washington
and Hennepin) down to the below grade parking at the north end of the porte-cochere and be replaced
with a sidewalk and accessible plaza space. This condition imposed by the Planning Commission would
force hotel customers, valet operations, and other hotel visitors to enter and exit on Hennepin Ave. then

drive a seven-block circuitous route in order to re-enter the building parking facility on 3rd St. S. with most
of this circulation occurring during the peak traffic hours. The Public Works Department considers this
traffic circulation pattern for hotel operations unacceptable and will not be approved.
Summary:
As proposed the porte-cochere drop-off will not be approved; Public Works recommends that the
Applicant consider alternatives to the porte-cochere design and reduce or eliminate site access to
Hennepin Ave.
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Review Findings (by Discipline)
 Right of Way:
Note to the Applicant: The electronic file names and the sheet numbers starting with Sheet C704 are numbered
incorrectly and shall be revised.
The details on Sheet C705 for the Xcel Transformer vault do not meet the City’s minimum requirements as shown
in the Minneapolis Standard Plate ROAD- 4004-R1 (also shown on Sheet C705); the vault shown does not include
the required sand layer between the roof of the vault and the bottom of the sidewalk. Per the Minneapolis Code
of Ordinances, a subsurface transformer vault is defined as an "Areaway" and must meet the City’s design
standards for an Areaway and will require an encroachment permit. Please refer to the following:
http://www.minneapolismn.gov/publicworks/plates/public-works_road.
The plan notes for removal, salvage, and restoration of public art on Nicollet Mall are insufficient. The Applicant
and its contractors are responsible for all costs, labor, materials, equipment, and storage necessary for the proper
removal, salvage, and restoration of the public art on Nicollet Mall; for further information please call Mary Altman
at (612) 673-3006. The following note shall be included on the appropriate plan sheets:
•

The Contractor is responsible for all costs, labor, materials, equipment, and storage necessary for the
proper removal, salvage, and restoration of the public art on Nicollet Mall; the Contractor shall notify
Mary Altman at (612) 673-3006 two (2) weeks in advance of any work impacting the public art.

In addition to other required construction permits, the removal, salvage, and restoration of public art will require
a Right-of-Way Excavation Permit; as part of that permit the Contractor is required to enter into a Testing and
Inspection Agreement with the Public Works Department. This agreement outlines the specification requirements
for public art removal, salvage, storage, restoration, performance bond requirements, and the responsibility of
the Contractor to cover the associated costs of the City’s Art Administrator and Art Conservator For further
information regarding this agreement please coordinate with Paul Miller at (612) 673-3603.
Note to the Applicant: The legal description for the streetcar easement is incomplete and requires revision; please
contact Matt Hanan at (612) 673-33607 for further information.
 Sidewalk:
The plan as re-submitted meets the requirements of the Public Works Sidewalk Inspections Division.
 Street Design:
Note to the Applicant: Please add the following note to all appropriate sheets in the site plan:

•

The Contractor shall coordinate all removals and restoration work in the Public right-of-way along
Hennepin Ave., Washington Ave. and Nicollet Mall with the Public Works Construction Manager; please
contact Rick Kreuser at (612) 673-3624 for further information.

 Traffic and Parking:
Porte-Cochere Drop-Off:
Hennepin Ave. is currently being redesigned and is scheduled for reconstruction starting in 2019. As part of the
design process, the Public Works Department has made a concerted effort to work with businesses and property
owners to reduce, consolidate, and eliminate curb cut access to Hennepin Ave. with the goal of minimizing traffic
impacts and improving the safety of the pedestrian environment.
The proposed porte-cochere violates the design character of the new Hennepin Avenue reconstruction project and
also poses several serious traffic operations concerns. Significant attention has been focused in the Hennepin
Avenue design phase to greatly enhance the pedestrian and bicycle experience and safety through developing wider
sidewalks and a raised, sidewalk level, cycle track. Many driveways along Hennepin Avenue will be closed to
complement these pedestrian and bicycle improvements and to further promote safety of the corridor’s most
vulnerable users. The proposed porte-cochere, with its two additional driveway conflicts, runs counter to this
guiding principle of the Hennepin Avenue project.
The porte-cochere also poses a serious risk of spillback onto the public right of way. The porte-cochere is designed
to accommodate four vehicle parking positions for the valet operation together with a secondary (internal) valet
station of four more spaces one level down in the parking ramp. The valet system will serve hotel guests, special
event guests, and some portion of visitors to the residential and office components of the development.
Additionally, taxi and ride share providers will circulate through the porte-cochere space. Although traffic modeling
may be presented that shows valet operations projected to confine their operations to on-site (off of right of way)
space, City experience with multiple downtown properties shows that such optimistic operations will not always be
maintained. Surge crowds at peak check in/check out times, mass arrivals to special events, or simply awkward
parking and maneuvering by patrons will all obstruct orderly valet operations and cause backups onto the public
realm. When these congested events occur, merely adding additional valet staff cannot always mitigate the impacts
as the space will become too clogged to quickly sort out and disperse the vehicles. Also, unlike other hotel
properties that in peak event times may be able to use a curbside parking lane to ease on-site operations, no such
opportunity exists along Hennepin Avenue.
In addition to the impacts to the pedestrian/bicycle environment and the queue spillback concerns, there are also an
on-street traffic operations issues that will be heightened with the proposed porte-cochere driveway set up. In this
block the redesign of Hennepin Avenue will feature five lanes: two southbound, two northbound and a northbound
left turn lane to Washington Avenue, without a median. Having the porte-cochere open to Hennepin will likely
attract left turning traffic entering from the north, across two lanes of Hennepin vehicle traffic and the cycle track
and sidewalk. This is a very concerning movement for safety reasons. As a comparison it is noted that for recently
constructed cycle track along Washington Avenue there are medians the entire length of the corridor and such a
mid-block driveway safety risk situation does not exist.
As proposed the porte-cochere drop-off will not be approved; Public Works recommends that the Applicant consider
alternatives to the porte-cochere design and reduce or eliminate site access to Hennepin Ave.
At the Planning Commission meeting on November 13, 2018, the Planning Commission adopted staff findings for
the applications by United Properties for the Gateway Project subject to a series of conditions including the
following: The building shall be designed without the vertical vehicle ramp (at Washington and Hennepin) down
to the below grade parking at the north end of the porte-cochere and be replaced with a sidewalk and accessible
plaza space. This condition imposed by the Planning Commission would force hotel customers, valet operations,
and other hotel visitors to enter and exit on Hennepin Ave. then drive a seven-block circuitous route in order to
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re-enter the building parking facility on 3rd St. S. with most of this circulation occurring during the peak traffic
hours. The Public Works Department considers this traffic circulation pattern for hotel operations unacceptable
and will not be approved.
 Water:
The plan as re-submitted meets the requirements of the Public Works Water Maintenance & Distribution Division.
 Sewer:
Groundwater: The comment response indicated groundwater was present at an elevation above the low floor
elevation. How was it determined that a long-term groundwater discharge was not necessary? The groundwater
investigations also appeared to concentrate on groundwater within the bedrock layer. Was surficial groundwater
flow above the bedrock evaluated and considered?
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