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LAND USE APPLICATION SUMMARY 

Property Location: 233 Park Avenue, 713 Washington Avenue South, 700, 708 and 724 3rd Street 
South 

Project Name:  Washington & Chicago 

Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 

Applicant: Sherman Associates 

Project Contact:  Tony Kuechle 

Request:  To create a Planned Unit Development (PUD). 

Required Applications: 

Conditional Use 
Permit for a Planned 
Unit Development 

To allow the rehabilitation of two existing buildings into a hotel and commercial 
space and the construction of a new seven-story, mixed use building including 
183 dwelling units and ground floor commercial space. 

Conditional Use 
Permit 

To allow a surface parking lot located in the DP Downtown Parking Overlay 
District. 

Variance  To increase the number of surface parking spaces in the DP Downtown Parking 
Overlay District from 20 to 39. 

Variance  To increase the height of a fence located within five feet of a public sidewalk 
from the maximum of 6 feet to 12 feet. 

Site Plan Review For a PUD. 

Preliminary and 
Final Plat To create separate lots for the different buildings within the PUD. 

SITE DATA 

Existing Zoning 
B4N Downtown Neighborhood District 
DP Downtown Parking Overlay District 

Lot Area 109,610 square feet / 2.52 acres 

Ward(s) 3 
Neighborhood(s) Downtown East 

Designated Future 
Land Use Mixed use 

Land Use Features 
Growth Center (Downtown) 
Activity Center (Mill District) 
Commercial Corridor (Washington Avenue South and Chicago Avenue South) 

Small Area Plan(s) 
Update to the Historic Mills District Master Plan (2001) 
Downtown East/North Loop Master Plan (2003) 

 

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #10 
July 6, 2015 

BZZ-7218 and PL-296 

mailto:Hilary.Dvorak@minneapolismn.gov
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_269588.pdf
http://www.minneapolismn.gov/cped/planning/master-plans_downtown-east-north-loop_index
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in downtown Minneapolis. 
The site occupies the entire block located between Washington Avenue South, Chicago Avenue South, 
3rd Street South and Park Avenue South. There are four buildings on the block; three of them will 
remain while one will be demolished as part of the development. The former Grainger Industrial Supply 
building, located at 724 3rd Street South, will be demolished. The remaining three buildings, Old 
Spaghetti Factory and both halves of the Advance Thresher/Emerson-Newton Plow Company Building, 
will be incorporated into the project. Minor changes will be made to the Old Spaghetti Factory building. 
The Old Spaghetti Factory restaurant will remain and the rest of the building will be used for offices. 
The Advance Thresher/Emerson-Newton Plow Company Building will be rehabilitated and repurposed 
for a hotel and office uses. The Advance Thresher/Emerson-Newton Plow Company Building is a locally 
designated historic landmark and is listed in the National Register of Historic Places. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by office and 
commercial buildings, residential developments of varying densities, the US Bank Stadium and structured 
and surface parking lots. The site is located in the Downtown East neighborhood. 

PROJECT DESCRIPTION. In addition to the proposed rehabilitation work, the applicant is 
proposing to construct a seven-story, approximately 192,000 square foot mixed-use building on the 
remainder of the block. There would be a grocery store located on the corner of Washington Avenue 
South and Chicago Avenue South and a smaller commercial space located along Washington Avenue 
South. In addition, there would be residential amenities along Chicago Avenue South and Third Street 
South. On the upper levels of the building there would be 183 dwelling units and additional amenity 
space for the residential portion of the development. In addition, there would be two levels of 
underground parking that would be dedicated for the residential, hotel, office and restaurant uses on the 
block. In total, 283 parking spaces would be located underground. Access to the underground parking 
would be from Park Avenue. There would also be 80 surface parking spaces that would be dedicated for 
the grocery store in the new building. These 80 parking spaces would be made available to other uses 
on the block outside of the business hours for the grocery store. Access to the surface parking would 
be from Chicago Avenue South. 

The City of Minneapolis Public Works Department is in the process of implementing the East 
Downtown Pedestrian Realm Augmentation Study. The study area covers the blocks generally between 
Washington Avenue South, Chicago Avenue South, 5th Street South and 5th Avenue South. The overall 
goals of the plan are to reduce roadway width, increase sidewalk widths and add dedicated bike lanes 
where feasible. The plans that were submitted for this development show the changes to the four 
roadways surrounding the development site (Washington Avenue South, Chicago Avenue South, 3rd 
Street South and Park Avenue South). As the study moves forward through the design stages there may 
be small changes made to the applicant’s streetscape plan. 

RELATED APPROVALS. On May 19, 2015, the Heritage Preservation Commission approved a 
Certificate of Appropriateness application to allow rehabilitation of the Advance Thresher/Emerson-
Newton Plow Company Building. The majority of the rehabilitation work that will be done to the 
building will take place in the interior; however, the applicant is proposing to add a new entrance and 
canopy on the north façade of the building, remove some of the existing rooftop mechanical equipment 
and add new rooftop mechanical equipment and a new rooftop deck as well as new signage to the 
building. 
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PUBLIC COMMENTS. Official correspondence from the Downtown Minneapolis Neighborhood 
Association is attached for reference. Any additional correspondence received prior to the public 
meeting will be forwarded on to the Planning Commission for consideration. 

ANALYSIS 

CONDITIONAL USE PERMIT - PLANNED UNIT DEVELOPMENT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow the rehabilitation of two existing buildings into a hotel and commercial space and the construction 
of a new seven-story, mixed use building including 183 dwelling units and ground floor commercial space 
based on the following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger 
the public health, safety, comfort or general welfare. 

The establishment of a planned unit development that includes the rehabilitation of two existing 
buildings into a hotel and commercial space and the construction of a new seven-story, mixed use 
building including 183 dwelling units and ground floor commercial space will not be detrimental to 
or endanger the public health, safety, comfort or general welfare. Redevelopment of the block will 
be beneficial to the neighborhood as it will revitalize a locally designated historic landmark and 
redevelop an existing surface parking lot. The development will provide activity on the site at all 
hours of the day which will improve the overall area. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal and orderly development and improvement of surrounding property for uses 
permitted in the district. 

The establishment of a planned unit development that includes the rehabilitation of two existing 
buildings into a hotel and commercial space and the construction of a new seven-story, mixed use 
building including 183 dwelling units and ground floor commercial space will not be injurious to the 
use and enjoyment of other property in the vicinity or impede the normal or orderly development 
and improvement of surrounding property. Surrounding uses include office and commercial 
buildings, residential developments of varying densities, the US Bank Stadium and structured and 
surface parking lots. The proposed development will complement the existing uses in the area. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

The Public Works Department has reviewed the preliminary plans and will review the final plans for 
compliance with standards related to access and circulation, drainage, and sewer/water connections. 
The applicant will be required to continue to work closely with the Public Works Department, the 
Plan Review Section of CPED and the various utility companies during the duration of the 
development to ensure that all procedures are followed and that the development complies with all 
city and other applicable requirements. The applicant is aware that the final plans are expected to 
incorporate any applicable comments or modifications as required by the Public Works 
Department. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

There is no minimum parking requirement for any use in the B4N zoning district. However, in the 
downtown zoning districts, when residential parking is provided, one guest parking space is required 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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to be provided for every 50 dwelling units within the building. There will be parking provided for the 
residential portion of the development. There will be 183 dwelling units constructed as part of the 
development which requires a total of four guest parking spaces. The applicant has indicated that 
there will be four guest parking spaces provided within the development. There will be 283 parking 
spaces provided in two levels of underground parking and an additional 80 spaces provided in a 
surface parking lot. 

The loading space requirement for the development is four large spaces (12’ by 50’) and one small 
space (10’ by 25’). There will be a total of one large loading space and one small loading space 
provided within the development. The applicant is seeking an exception to the loading space 
requirement through the PUD. 

The minimum bicycle parking requirement for the residential portion of the development is one 
space per two dwelling units. For 183 dwelling units the bicycle parking requirement is 92 spaces. 
The applicant has indicated that there will be 183 bicycle parking spaces provided within the 
development for the residents. The bicycle parking requirement for all of the other uses within the 
development is one space for every 20 automobile parking spaces provided. For 363 automobile 
parking spaces the bicycle parking requirement is 18 spaces. The applicant has indicated that there 
will be 12 bicycle parking spaces provided at street level for the non-residential uses within the 
development. CPED is recommending that there be a minimum of 18 bicycle parking spaces 
provided at street level for the non-residential uses within the development. 

Being located in downtown Minneapolis, there are several transit options available for the residents, 
hotel guests, employees and customers of the PUD. The Metro Transit Blue (Hiawatha) Line and the 
Metro Transit Green (Central Corridor) Line is located within walking distance of the PUD. The 
Blue Line connects downtown Minneapolis to the Minneapolis-St. Paul International Airport and the 
Mall of America and the Green Line connects downtown Minneapolis to Downtown St. Paul. Both 
lines converge at the Downtown East Station which is located at Chicago Avenue South and 4th 
Street South. In addition to light rail, there are several Metro Transit bus routes in the immediate 
area and there are numerous Nice Ride Minnesota stations located near the site. There are also 
numerous on-street designated bike lanes in the area. 

The applicant has completed a Travel Demand Management Plan (TDMP) for the PUD. The overall 
goal of the TDMP is a single occupancy vehicle (SOV) rate of less than 45 percent (55 percent of the 
residents, hotel guests, employees and customers will utilize alternative transportation modes such 
as transit, carpooling, biking or walking). A list of travel demand management strategies has been 
developed which the applicant will implement in order to help achieve the SOV goal. 

As noted above, with the recommended conditions of approval, adequate measures will be taken to 
minimize traffic congestion in the public streets. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The proposed development would be consistent with the following land use policies of The 
Minneapolis Plan for Sustainable Growth:  

Land Use Policy 1.3: Ensure that development plans incorporate appropriate 
transportation access and facilities, particularly for bicycle, pedestrian, and transit. 

1.3.1 Require safe, convenient, and direct pedestrian connections between principal building 
entrances and the public right-of-way in all new development and, where practical, in 
conjunction with renovation and expansion of existing buildings. 

1.3.2 Ensure the provision of high quality transit, bicycle, and pedestrian access to and 
within designated land use features. 
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1.3.3 Encourage above-ground structured parking facilities to incorporate development that 
provides active uses on the ground floor. 

Land Use Policy 1.10: Support development along Commercial Corridors that 
enhances the street’s character, fosters pedestrian movement, expands the range of 
goods and services available, and improves the ability to accommodate automobile 
traffic. 

1.10.1 Support a mix of uses – such as retail sales, office, institutional, high-density residential 
and clean low-impact light industrial – where compatible with the existing and desired 
character. 

1.10.2 Encourage commercial development, including active uses on the ground floor, where 
Commercial Corridors intersect with other designated corridors. 

1.10.3 Discourage uses that diminish the transit and pedestrian character of Commercial 
Corridors, such as some automobile services and drive-through facilities, where 
Commercial Corridors intersect other designated corridors. 

1.10.4 Encourage a height of at least two stories for new buildings along Commercial 
Corridors, in keeping with neighborhood character. 

1.10.5 Encourage the development of high-density housing on Commercial Corridors. 

Land Use Policy 1.12: Support Activity Centers by preserving the mix and intensity of 
land uses and by enhancing the design features that give each center its unique urban 
character. 

1.12.1 Encourage a variety of commercial and residential uses that generate activity all day 
long and into the evening. 

1.12.2 Encourage mixed use buildings, with commercial uses located on the ground floor and 
secure entrances for residential uses. 

1.12.3 Encourage active uses on the ground floor of buildings in Activity Centers. 

1.12.4 Discourage uses that diminish the transit and pedestrian character of Activity Centers, 
such  as automobile services, surface parking lots, and drive-through facilities. 

1.12.5 Encourage a height of at least two stories for new buildings in Activity Centers, in 
keeping with neighborhood character. 

1.12.6 Encourage the development of high- to very-high density housing within the 
boundaries of Activity Centers. 

1.12.9 Encourage architectural design, building massing and site plans to create or improve 
public and semi-public spaces in Activity Centers. 

Land Use Policy 1.13: Support high density development near transit stations in ways 
that encourage transit use and contribute to interesting and vibrant places. 

1.13.1 Encourage pedestrian-oriented services and retail uses as part of higher density 
development near transit stations. 

1.13.6 Encourage investment and place making around transit stations through infrastructure 
changes and the planning and installation of streetscape, public art, and other public 
amenities. 

Land Use Policy 1.15: Support development of Growth Centers as locations for 
concentration of jobs and housing, and supporting services. 
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1.15.3 Encourage the development of high- to very high-density housing within Growth 
Centers. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal will comply with all provisions of 
the B4N Downtown Neighborhood District and the DP Downtown Parking Overlay District. 

Findings Required for Planned Unit Developments: 

 The planned unit development conforms to the applicable standards for alternatives and amenities. A.
All planned unit developments shall provide at least one amenity or a combination of amenities that 
total at least 10 points, beyond those required for any alternatives. For each alternative requested, 
amenities shall total at least five points. 

Alternatives requested: 

Required yards. 

The interior side yard setback in the B4N zoning district, for residential uses and hotels with windows 
facing the interior side yard, is five feet plus two for every story above the first floor. However, the 
setback requirement shall not exceed 15 feet. For a seven-story building the required setback is 15 feet. 
The second through seventh floors of the proposed residential building will be constructed ten feet 
from the interior property line. This property line is adjacent to the Old Spaghetti Factory building. In 
addition, the applicant is proposing to establish a property line alongside the Advance 
Thresher/Emerson-Newton Plow Company Building which will have hotel windows facing the property 
line. The applicant is proposing to provide five points worth of amenities to allow a reduction to the 
minimum setback requirement. 

Off-street parking and loading. 

In the B4N zoning district there is no minimum parking requirement for any use; however, there are 
maximum parking requirements. The maximum parking requirement for the grocery store is 58 spaces. 
The applicant has indicated that there will be 80 surface parking spaces dedicated for the grocery store 
in the development. These 80 parking spaces would be made available to other uses on the block 
outside of the business hours for the grocery store. The applicant is not required to provide amenity 
points for this exception to the zoning code. 

The loading space requirement for the development is four large spaces (12’ by 50’) and one small space 
(10’ by 25’). There will be a total of one large loading space and one small loading space provided within 
the development. The large loading space will be integrated into the grocery store space and the small 
loading space will be located on the north side of the hotel. The applicant is not required to provide 
amenity points for this exception to the zoning code. 

In the B4N zoning district no driveway or curb cut shall exceed 35 feet in width. The proposed curb cut 
along Chicago Avenue South is 48 feet in width and the curb cut along Park Avenue South is 48 feet in 
width. The applicant is not required to provide amenity points for this exception to the zoning code. 

Points required for alternatives: 

• Establishment of the PUD – 10 points. 
• Required yards – 5 points. 
• Off-street parking and loading – 0 points. 

Total = 15 points. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL
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Phasing plan.  

This is the only phase of the Washington & Chicago PUD. 

 

Amenities provided: 

The applicant is proposing the following amenities from Table 527-1, Amenities: 

Historic preservation (10 points) 

Preservation, rehabilitation or restoration of designated historic landmarks as a part of the development, subject 
to the approval of the Minneapolis Heritage Preservation Commission. 

The Advance Thresher Building and the Emerson-Newton Plow Company Building, designed by the 
architectural firm of Kees and Colburn, were conceived as two manufacturing buildings. The Advance 
Thresher Building was constructed in 1900 and the Emerson-Newton Plow Company Building was built 
in 1904; the latter was designed to mimic the former. The Advance Thresher Building is six stories in 
height and the Emerson-Newton Plow Company Building is seven stories in height. 

The designs of the buildings are excellent examples of the influence of Chicago architect Louis Sullivan 
on large-scale commercial/industrial buildings in Minneapolis at the turn of the century. Sullivan’s impact 
on Kees and Colburn is evident in their combined use of brick and terra-cotta in an integral façade 
design as well as in the broad projecting cornice. 

In the 1980’s, the property owner rehabilitated the buildings as part of a historic tax credit project. 
During the rehabilitation several modifications were made to the buildings. The exteriors were cleaned 
and tuck-pointed, loading dock openings on the north sides of the buildings were closed and a large 
central atrium was added which provides light to the interior spaces. Today the two buildings function 
as one building sharing elevators and staircases. 

Now the applicant is proposing to convert the Advance Thresher Building and the upper three floors of 
the Emerson-Newton Plow Company Building to a hotel. The lower three floors of the Emerson-
Newton Plow Company Building will remain as offices; however, the applicant intends to convert the 
entire Emerson-Newton Plow Company Building to a hotel in the future. The fourth floor of the 
Emerson-Newton Plow Company Building will be left vacant until this conversion occurs.  

The majority of the rehabilitation work that will be done to the building will take place in the interior; 
however, the applicant is proposing to add a new entrance and canopy on the north façade of the 
building, remove some of the existing rooftop mechanical equipment and add new rooftop mechanical 
equipment and a new rooftop deck as well as new signage to the building. 

There will be a new accessible entrance to the hotel added on the north side of the building. It will be an 
aluminum-frame and glass door system with glass sidelights. The door system will be installed in the 
second bay from the west end of the building. The new entrance will utilize a portion of an existing 
loading dock doorway. In the first bay from the west end of the building there will be a new aluminum-
frame and glass window added. This too will be installed where a former opening once was. Over the 
entrance the applicant is proposing to add a new glass and steel canopy that will tie into the building and 
cantilever over the driveway. The canopy will be 30 feet long and will project 21 feet from the building 
wall. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL_527.120ALZOORST
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There are currently four large pieces of mechanical equipment on the roof. Three of the four large 
mechanical units will be removed; the large mechanical unit in the northeast corner of the building will 
remain as will the duct work that runs to and from it. A few other smaller pieces of mechanical 
equipment located in the northeast corner of the building will also remain. One new large piece of 
mechanical equipment will be installed in the northwest corner of the building. The equipment will 
measure approximately 13 feet by 49 feet and the overall height of it will be 13 feet. This piece of 
equipment will be set back 17 feet from the west edge of the building, or approximately 24 from the 
western edge of the cornice line, and it will be set back eight feet from the north edge of the building. 
This piece of equipment is approximately three feet shorter than the existing rooftop penthouse. 

The exiting skylight systems and parabolic mirror will be removed from the roof. The five smaller 
skylights, located towards the south side of the building, will be filled in and the large skylight opening 
located towards the center of the building will be made smaller and a new, low-profile, translucent 
Kalwall skylight will be installed over the opening. 

The existing rooftop penthouse will be expanded in size to accommodate new restrooms. The 
penthouse, which is currently clad in aluminum lap siding, will be re-clad with metal panels that 
complement the color of the building. The expanded penthouse will open up to a new rooftop deck that 
will be located towards the southwest corner of the building. The rooftop deck will measure 
approximately 56 feet by 63 feet and will be set back one structural bay from both the south and west 
facades of the building. A 42-inch tall glass railing topped with a metal rail will be constructed around the 
perimeter of the deck. 

The last alteration that the applicant is proposing to make to the rooftop is a new stair enclosure 
located on the south side of the roof. The enclosure will measure approximately 11 feet by 23 feet and 
the overall height of it will be 13 feet. The enclosure will have a shed roof that faces south to minimize 
the profile of it. The enclosure will be clad in metal panels that will match the rooftop penthouse. 

The applicant is also proposing to add several signs to the building including walls signs, a projecting sign, 
a canopy sign and awning signs. On May 19, 2015, the Heritage Preservation Commission approved a 
Certificate of Appropriateness application to allow the rehabilitation of the Advance Thresher/Emerson-
Newton Plow Company Building, including all of the alterations noted above. 

Decorative or pervious surface for on-site parking and loading areas, drives, driveways, and 
walkways (3 points) 

Provide decorative pavers, pervious pavers, stamped concrete, colored concrete, pervious concrete, brick or other 
decorative or durable materials for a minimum of seventy-five (75) percent of surface parking and/or loading 
areas, drives aisles, driveways and walkways that comply with the Americans with Disabilities Act accessibility 
requirements. 

The applicant is proposing to utilize a combination of stamped and colored concrete and colored 
concrete with a dense saw-cut pattern on the access drive that spans between Chicago Avenue South 
and Park Avenue South and that portion of the surface parking area that is open to the sky. That portion 
of the surface parking area that is located underneath the building is considered structured parking. The 
overall amount of decorative pavement on the site is 16,039 square feet or 79 percent of the total 
amount. 
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Decorative fencing (1 point) 

Install high-quality decorative metal fencing where visible from the public street, public sidewalk or public 
pathway. The point for decorative fencing may be obtained when it is included as part of another amenity if it is 
also provided in other areas on the site. In no case shall chain-link fencing be considered decorative fencing. 

The applicant is proposing to construct a fence that is 57 feet long between the Advance 
Thresher/Emerson-Newton Plow Company Building and the new building along 3rd Street South. The 
fence will be made out of Cor-ten and will be 12 feet in height. The Cor-ten posts will create rhythmic 
bays which will be alternately open and filled with metal structures capable of supporting climbing vines. 
At the base of the fence there will be a raised planting bed made of brick. The materials used to 
construct the fence are also incorporated into the building design. 

The fence location is the only portion of the block perimeter that is not occupied by either a building 
wall or a driveway. The fence is being constructed to help screen the mechanical equipment and the 
surface parking area from the public sidewalk. Because the proposed fence has rhythmic bays which will 
be alternately open and filled with metal structures capable of supporting climbing vines, CPED does not 
believe that it will provide the appropriate level of screening. Given this, CPED is recommending that all 
of the bays be filled with the metal structures capable of supporting climbing vines. 

Recycling storage area (1 point) 

Provide an easily accessible area that serves the entire building and is dedicated to the collection and storage of 
non-hazardous materials for recycling, including but not limited to paper, corrugated cardboard, glass, plastics 
and metals. The recycling storage area shall be located entirely below grade or entirely enclosed within the 
building. 

There will be a dedicated chute for comingled recyclables on each level of the building. The materials 
will be collected in bins located within a trach and recycling room on the first floor of the building. 

Table 1. Amenity Points Summary 

Amenity Points Requested by Applicant Points Recommended by Staff 

Historic Preservation 10 points 10 points 

Decorative or pervious 
surface for on-site parking 
and loading areas, drives, 
driveways, and walkways 

3 point 3 point 

Decorative fencing 1 point 1 point 

Recycling Storage Area 1 point 1 point 

Total 15 points 15 points 

 

 The city planning commission may authorize additional uses, subject to the following standards:  B.

The applicant is not proposing to have any uses in the PUD that are not otherwise allowed in the B4N 
Downtown Neighborhood District. 

 

 The planned unit development conforms to the required findings for a planned unit development: C.

1. That the planned unit development complies with all of the requirements and the intent and purpose of this 
chapter. In making such determination, the following shall be given primary consideration: 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIIPEADUS
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTVAPAP
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a) The character of the uses in the proposed planned unit development, including in the case of residential 
uses, the variety of housing types and their relationship to other site elements and to surrounding 
development. 

The rehabilitation of two existing buildings into a hotel and commercial space and the 
construction of a new seven-story, mixed use building including 183 dwelling units and ground 
floor commercial space will not be injurious to the use and enjoyment of other property in the 
vicinity or impede the normal or orderly development and improvement of surrounding 
property. Surrounding uses include office and commercial buildings, residential developments of 
varying densities, the US Bank Stadium and structured and surface parking lots. The proposed 
development will complement the existing uses in the area. 

b) The traffic generation characteristics of the proposed planned unit development in relation to street 
capacity, provision of vehicle access, parking and loading areas, pedestrian access, bicycle facilities and 
availability of transit alternatives. 

The applicant has completed a TDMP for the PUD. The overall goal of the TDMP is a single 
occupancy vehicle (SOV) rate of less than 45 percent (55 percent of the residents, hotel guests, 
employees and customers will utilize alternative transportation modes such as transit, 
carpooling, biking or walking). A list of travel demand management strategies has been 
developed which the applicant will implement in order to help achieve the SOV goal. 

The TDMP findings support the overall amount of parking and loading spaces provided on the 
site, the amount of parking dedicated for the grocery store and the access points for the various 
parking and loading areas on the site. 

c) The site amenities of the proposed planned unit development, including the location and functions of 
open space, the preservation or restoration of the natural environment or historic features, sustainability 
and urban design. 

The site amenities include historic preservation, decorative or pervious surface for on-site 
parking and loading areas, drives, driveways, and walkways, decorative fencing and a recycling 
storage area. 

d) The appearance and compatibility of individual buildings and parking areas in the proposed planned unit 
development to other site elements and to surrounding development, including but not limited to building 
scale and massing, microclimate effects of the development, and protection of views and corridors. 

The development includes the integration of three existing buildings, two of which are local 
historic landmarks, and a new seven-story, mixed-use building. The Old Spaghetti Factory 
Building is three stories in height and the Advance Thresher/Emerson-Newton Plow Company 
Building is seven stories in height. The proposed seven-story building will be shorter than the 
existing seven-story building on the block. The existing buildings are primarily made out of brick. 
The proposed building will be made out of metal, Cor-ten and brick. The new building will 
complement the existing buildings. 

The surface parking area will be located towards the interior of the site. A portion of it will be 
located underneath the proposed building. That portion of the surface parking area that is not 
located underneath the building is screened from the public streets and sidewalks by either 
buildings or the proposed fence along 3rd Street South. 
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e) An appropriate transition area shall be provided between the planned unit development and adjacent 
residential uses or residential zoning that considers landscaping, screening, access to light and air, 
building massing, and applicable policies of the comprehensive plan and adopted small area plans. 

The applicant has designed the site so the proposed residential building is located ten feet from 
the Old Spaghetti Factory Building and 56 feet from the Advance Thresher/Emerson-Newton 
Plow Company Building. Public streets separate the entire PUD from all other private property. 

f) The relation of the proposed planned unit development to existing and proposed public facilities, 
including but not limited to provision for stormwater runoff and storage, and temporary and permanent 
erosion control. 

The Public Works Department has reviewed the preliminary plans and will review the final plans 
for compliance with standards related to stormwater runoff and storage and temporary and 
permanent erosion control. The applicant will be required to continue to work closely with the 
Public Works Department, the Plan Review Section of CPED and the various utility companies 
during the duration of the development to ensure that all procedures are followed and that the 
development complies with all city and other applicable requirements. 

g) The consideration, where possible, of sustainable building practices during the construction phases and 
the use of deconstruction services and recycling of materials for the demolition phase. 

The applicant is proposing to rehabilitate the Old Spaghetti Factory Building and the Advance 
Thresher/Emerson-Newton Plow Company Building as part of this development. During 
construction, the applicant has indicated that waste will be recycled to the greatest extent 
feasible. Based on recent construction projects, the applicant anticipates recycling 50 to 75 
percent of the construction waste. 

2. That the planned unit development complies with all of the applicable requirements contained in Chapter 
598, Land Subdivision Regulations.  

The applicant has submitted a preliminary and final plat as part of the development applications. The 
property will be subdivided into three lots; one for each building. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
allow a surface parking lot located in the DP Downtown Parking Overlay District based on the 
following findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger 
the public health, safety, comfort or general welfare. 

The establishment of a surface parking lot will not be detrimental to or endanger the public health, 
safety, comfort or general welfare. There is currently a surface parking lot on the corner of 
Washington Avenue South and Chicago Avenue South. In addition, there are three other small 
surface parking areas on the block. In total there are 144 spaces on the block. All of the existing 
spaces are visible from the public streets. The proposed parking lot will be located towards the 
interior of the site and will be almost completely concealed by the proposed building. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal and orderly development and improvement of surrounding property for uses 
permitted in the district. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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The establishment of a surface parking lot will not be injurious to the use and enjoyment of other 
property in the vicinity or impede the normal or orderly development and improvement of 
surrounding property. The surface parking area will be located towards the interior of the site. A 
portion of it will be located underneath the proposed building. That portion of the surface parking 
area that is not located underneath the building is screened from the public streets and sidewalks by 
either buildings or the proposed fence along 3rd Street South. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

The Public Works Department has reviewed the preliminary plans and will review the final plans for 
compliance with standards related to access and circulation, drainage, and sewer/water connections. 
The applicant will be required to continue to work closely with the Public Works Department, the 
Plan Review Section of CPED and the various utility companies during the duration of the 
development to ensure that all procedures are followed and that the development complies with all 
city and other applicable requirements. The applicant is aware that the final plans are expected to 
incorporate any applicable comments or modifications as required by the Public Works 
Department. 

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The applicant has completed a TDMP for the PUD. The TDMP findings support the overall amount 
of parking and loading spaces provided on the site, the amount of parking dedicated for the grocery 
store and the access points for the various parking and loading areas on the site. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The proposed development would be consistent with the following policies of The Minneapolis Plan 
for Sustainable Growth: 

Transportation Policy 2.6: Manage the role and impact of automobiles in a multi-modal 
transportation system. 

2.6.1 Encourage the implementation of Travel Demand Management (TDM) plans and 
programs that identify opportunities for reducing the generation of new vehicle trips 
from large developments. 

Transportation Policy 2.8: Balance the demand for parking with objectives for 
improving the environment for transit, walking and bicycling, while supporting the 
city’s business community. 

2.8.1 Implement off-street parking regulations which provide a certain number of parking 
spaces for nearby uses, while still maintaining an environment that encourages bicycle, 
pedestrian, and transit travel. 

2.8.2 Design and implement incentives for shared parking and on-site car sharing programs, 
as well as carpooling and vanpooling. 

2.8.5 Continue to prohibit new commercial surface parking lots and to restrict the size of 
accessory surface parking lots in Downtown. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal will comply with all provisions of 
the B4N Downtown Neighborhood District and the DP Downtown Parking Overlay District. 
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VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the number of surface parking spaces in the DP Downtown Parking Overlay 
District from 20 to 39 based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The applicant is proposing to construct an 80-space surface parking area dedicated for the grocery 
store in the development. The surface parking area will be located towards the interior of the site. 
Forty-one of the parking spaces will be located underneath the proposed building. That portion of 
the surface parking area that is located underneath the building is considered structured parking. 
The remaining 39 spaces will not be located underneath the building and are subject to the 20-space 
limitation in the DP Downtown Parking Overlay District. 

Practical difficulties exist in complying with the ordinance because of circumstances unique to the 
property. The applicant has indicated that the existence of the existing buildings limits the number of 
parking spaces that can be built underground. In total there will be 283 parking spaces provided in 
two levels of underground parking. The development is not exceeding the maximum parking 
requirement. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The applicant is proposing to use the property in a reasonable manner that will be in keeping with 
the spirit and intent of the ordinance and the comprehensive plan. Parking regulations are 
established to recognize the parking needs of uses and structures, to enhance the compatibility 
between parking areas and their surroundings, and to regulate the number, design, maintenance, use 
and location of off-street parking spaces and the driveways and aisles that provide access and 
maneuvering space. The regulations promote flexibility and recognize that excessive off-street 
parking conflicts with the city's policies related to transportation, land use, urban design, and 
sustainability. 

There is currently a surface parking lot on the corner of Washington Avenue South and Chicago 
Avenue South. In addition, there are three other small surface parking areas on the block. In total 
there are 144 surface parking spaces currently on the block. All of the existing spaces are visible 
from the public streets. The applicant will be significantly reducing the overall amount of surface 
parking spaces on the block. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Granting of this variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. In addition, granting of the variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property 
or nearby properties. The proposed surface parking area will be located towards the interior of the 
site. The surface parking area will be screened from the public streets and sidewalks by either 
buildings or the proposed fence along 3rd Street South. 

  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the height of a fence located within five feet of a public sidewalk from the maximum 
of 6 feet to 12 feet based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

The applicant is proposing to construct a fence that is 57 feet long between the Advance 
Thresher/Emerson-Newton Plow Company Building and the new building along 3rd Street South. 
The fence will be made out of Cor-ten and would be 12 feet in height. The Cor-ten posts will create 
rhythmic bays which will be alternately open and filled with metal structures capable of supporting 
climbing vines. At the base of the fence there will be a raised planting bed made of brick. The 
materials used to construct the fence are also incorporated into the building design. 

Practical difficulties exist in complying with the ordinance because of circumstances unique to the 
property. The fence location is the only portion of the block perimeter that is not occupied by 
either a building wall or a driveway. The fence is being constructed to help screen the mechanical 
equipment and the surface parking area from the public sidewalk. 

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will 
be in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The applicant is proposing to use the property in a reasonable manner that will be in keeping with 
the spirit and intent of the ordinance and the comprehensive plan. Standards governing fences are 
established to promote the public health, safety and welfare, encourage an aesthetic environment 
and allow for privacy, while maintaining access to light and air. 

The proposed fence will be located between two, seven-story buildings. Proportionally, a six-foot 
high fence would seem out of place next to two tall buildings. The height of the fence will be similar 
to the heights of the first floor of the two buildings that it is located between. The height of the 
proposed fence helps define the street wall. Because the proposed fence has rhythmic bays which 
will be alternately open and filled with metal structures capable of supporting climbing vines, CPED 
does not believe that it will provide the appropriate level of screening. Given this, CPED is 
recommending that all of the bays be filled with the metal structures capable of supporting climbing 
vines. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Granting of this variance will not alter the essential character of the locality or be injurious to the 
use or enjoyment of other property in the vicinity. In addition, granting of the variance will not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property 
or nearby properties. As noted above, the proposed fence will be located between two, seven-story 
buildings. The height of the fence will be similar to the heights of the first floor of the two buildings 
that it is located between. 

  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

1. Conformance to all applicable standards of Chapter 530, Site Plan Review. 

Building Placement and Design – Requires alternative compliance 

• The proposed new building will reinforce the street wall, maximize natural surveillance and visibility 
and facilitate pedestrian access and circulation. The building will be located close to the front 
property lines, there will be a principal entrance at street level that can be accessed by residents, 
guests and employees and there will be large windows and balconies on all sides of the building that 
maximize the opportunities for people to observe adjacent spaces and the public sidewalk. 

• The front yard setback requirement along Washington Avenue South, Chicago Avenue South, 3rd 
Street South and Park Avenue South is zero feet. The building will be located up to all of the front 
property lines except where the building entrances are located and where the underground parking 
area is accessed. In the entrance areas the building will be located between four and six-and-a-half 
feet back from the front property lines. However, where the access to the underground parking 
area is located, the building will be located 10 feet back from the property line along Park Avenue. 
Alternative compliance is required. 

• The only areas of the building that are not located up to the front property lines are where the 
building entrances are located. In addition, the integrated bus shelter along Washington Avenue 
South will be located between the building and the front property line. 

• The principal residential entrance to the building will be located along Chicago Avenue South. The 
grocery store will have two principal entrances; one will be located along Washington Avenue 
South and the other will be located along Chicago Avenue South. In addition, there will be 
entrances leading into the additional retail and residential amenity spaces along Washington Avenue 
South, Chicago Avenue South and 3rd Street South. 

• There will be 283 parking spaces provided in two levels of underground parking and an additional 
80 spaces provided in a surface parking lot. The surface parking area will be located towards the 
interior of the site. A portion of it will be located underneath the proposed building. That portion 
of the surface parking area that is not located underneath the building is screened from the public 
streets and sidewalks by either buildings or the proposed fence along 3rd Street South. 

• The building wall along Chicago Avenue South is approximately 330 feet in length. The applicant has 
used a simple pallet of materials, a recess in the building wall mid-way through the building, 
recessed balconies with projecting railings, canopies over the entryways and a variation in roof 
height at the corner of Washington Avenue South and Chicago Avenue South to break the facade 
up into smaller sections. 

• The walls on the first floor of the building facing the surface parking area are blank as are the walls 
of the covered entry to the underground parking garage. CPED is recommending that the applicant 
design these walls so they are not over 25 feet in length and void of windows, entries, recesses or 
projections, or other architectural elements. 

• The exterior materials of the building will include brick, metal shingles, Cor-ten, metal and 
cementitious siding. The sides and rear of the building will be similar to and compatible with the 
front of the building. 

• The walls on the first floor of the building facing the surface parking area are proposed to be 
painted concrete block. While the zoning code would allow it in this location, CPED is 
recommending that a different exterior building material be used given how visible this will be for 
those parking in this area. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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• The windows in the building are vertical in nature and are evenly spaced across the building walls. 
The minimum window percentages are not being met on the walls on the first floor of the building 
facing the surface parking area. Alternative compliance is required. See Table 1. 

• The entire ground floor of the building facing Washington Avenue South contains active functions, 
95 percent of the ground floor of the building facing Chicago Avenue South contains active 
functions and 41percent of the ground floor of the building facing 3rd Street South contains active 
functions. Alternative compliance is required. 

• The principal roof line of the building will be flat. This is the predominate roof type in the area. 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 

Residential Uses 

1st Floor Facing 
Washington Avenue 

South 
Not applicable 

2nd Floor and Above 
Facing Washington 

Avenue South 
10% minimum 197 sq. ft. 19% 371 sq. ft. 

1st Floor Facing 
Chicago Avenue South 20% minimum 146 sq. ft. 73% 528 sq. ft. 

2nd Floor and Above 
Facing Chicago Avenue 

South 
10% minimum 330 sq. ft. 28% 940 sq. ft. 

1st Floor Facing 3rd 
Street South Not applicable 

2nd Floor and Above 
Facing 3rd Street South 10% minimum 97 sq. ft. 25% 245 sq. ft. 

1st Floor Facing 
Surface Parking Area 20% minimum 120 sq. ft. 0% 0 sq. ft. 

Nonresidential Uses 

1st Floor Facing 
Washington Avenue 

South 
30% minimum 473 sq. ft. 55% 860 sq. ft. 

1st Floor Facing 
Chicago Avenue South 30% minimum 468 sq. ft. 38% 592 sq. ft. 

1st Floor Facing 3rd 
Street South 30% minimum 96 sq. ft. 63% 200 sq. ft. 

1st Floor Facing 
Surface Parking Area, 

North Wall 
30% minimum 415 sq. ft. 0% 0 sq. ft. 

1st Floor Facing 
Surface Parking Area, 

East Wall 
30% minimum 274 sq. ft. 0% 0 sq. ft. 
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Access and Circulation – Meets requirements 

• All of the entryways are connected directly to the public sidewalk. 
• The applicant is proposing to integrate a transit shelter into the building along Washington Avenue 

South. The transit shelter will be covered and will have walls on three sides. In addition, the transit 
shelter will be heated. 

• There will be 283 parking spaces located underground. Access to the underground parking area 
would be from Park Avenue. There would also be 80 surface parking spaces provided on the site. 
Access to the surface parking area would be from Chicago Avenue South. The TDMP findings 
support the overall amount of parking and the access points for the various parking and loading 
areas on the site. 

• The site does not have access to a public alley. 
• There is no maximum impervious surface requirement in the B4N zoning district. According to the 

materials submitted by the applicant 97 percent of the site will be impervious. 

Landscaping and Screening – Requires alternative compliance 

• This site is exempt from the general landscaping and screening requirements of Chapter 530, Site 
Plan Review as the site is located in the B4N zoning district and the building is larger than 50,000 
square feet. 

• The applicant is proposing to provide three ornamental trees, 177 shrubs and numerous perennials, 
grasses and vines on the site. The majority of the landscaping will be provided on the amenity deck 
level of the development. The applicant is also proposing to provide landscaping in the public right-
of-way including canopy trees, perennials and grasses. 

• The zoning code requires that a seven-foot wide landscaped yard be provided when a parking or 
loading facility is fronting along a public street, public sidewalk or public pathway. A landscaped yard 
is required along 3rd Street South. The applicant is proposing to provide a five-foot wide landscaped 
yard along 3rd Street South. Alternative compliance is required. 

• Screening three feet in height and 60 percent opaque is required when a parking or loading facility 
is fronting along a public street, public sidewalk or public pathway. The applicant is proposing to 
construct a fence along 3rd Street South out of Cor-ten that will be 12 feet in height. The Cor-ten 
posts will create rhythmic bays which will be alternately open and filled with metal structures 
capable of supporting climbing vines. At the base of the fence there will be a raised planting bed 
made of brick. Alternative compliance is required. The fence is being constructed to help screen 
the mechanical equipment and the surface parking area from the public sidewalk. Because the 
proposed fence has rhythmic bays which will be alternately open and filled with metal structures 
capable of supporting climbing vines, CPED does not believe that it will provide the appropriate 
level of screening. Given this, CPED is recommending that all of the bays be filled with the metal 
structures capable of supporting climbing vines. 

• Not less than one tree shall be provided for every 25 linear feet of parking lot frontage. The 
parking lot has 59 feet of frontage along 3rd Street South. Three trees are required. The applicant is 
not proposing to plant any trees between the parking lot and the front property line. Alternative 
compliance is required. 

• In parking lots of 10 spaces or more, no parking space shall be located more than 50 feet from an 
on-site deciduous tree. None of the parking spaces will be located within 50 feet of an on-site 
deciduous tree. Alternative compliance is required. 

• Tree islands in parking lots must have a minimum width of seven feet in any direction. There are no 
tree islands provided in the parking lot. 
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Table 2. Landscaping and Screening Requirements 

 Code Requirement Proposed 

Lot Area -- 109,610  sq. ft. 

Building footprint -- 64,701 sq. ft. 

Remaining Lot Area -- 44,909 sq. ft. 

Landscaping Required 0 sq. ft. 2,842 sq. ft. 

Canopy Trees (1: 500 sq. ft.) 0 trees 0 trees 

Shrubs (1: 100 sq. ft.) 0 shrubs 177 shrubs 

 

Additional Standards – Meets requirements 

• The parking area will be defined with six-inch by six-inch concrete curbing. Stormwater runoff will 
be directed to an underground containment basin located beneath the parking lot. 

• This development should not block views of important elements of the city. 
• This development should not shadow public spaces or adjacent properties. 
• The building has been designed with recesses and projections along the building wall, recessed 

balconies with projecting railings and canopies over the entryways which should help minimize wind 
effects on the surrounding area. 

• The site plan complies with crime prevention design elements as the entrance is oriented towards 
the public sidewalk, walkways direct people to and from the building entrances, there will be large 
windows and balconies on all sides of the building that maximize the opportunities for people to 
observe adjacent spaces and the public sidewalks, there will be lights located near all of the building 
entrances and there will be video surveillance cameras in the parking areas of the building. 

• The Advance Thresher/Emerson-Newton Plow Company Building is a locally designated historic 
landmark and is listed in the National Register of Historic Places. On May 19, 2015, the Heritage 
Preservation Commission approved a Certificate of Appropriateness application to allow 
rehabilitation of the building. 

 

2. Conformance with all applicable regulations of the zoning ordinance. 

The proposed use is conditional in the B4N District. 

Off-street Parking and Loading – Meets requirements with Conditions of Approval 

• The bicycle parking requirement for all of the non-residential uses within the development is one 
space for every 20 automobile parking spaces provided. For 363 automobile parking spaces the 
bicycle parking requirement is 18 spaces. The applicant has indicated that there will be 12 bicycle 
parking spaces provided at street level for the non-residential uses within the development. CPED 
is recommending that there be a minimum of 18 bicycle parking spaces provided at street level for 
the non-residential uses within the development. 
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Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Grocery store 0 -- 0 58 80 

Hotel  0 -- 0 143 

283 

Office 0  0 81 

General retail 
sales and services 0 -- 0 8 

Restaurant, sit 
down 0 -- 0 85 

Residential 
dwellings 

4 guest 
parking 
spaces 

-- 4 guest parking 
spaces 293 

Total 
4 guest 
parking 
spaces 

-- 
4 guest 
parking 
spaces 

668 363 

 

Table 4. Bicycle Parking and Loading Requirements (Chapter 541) 

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

Grocery 
Store 

18 

Not less 
than 50%  

12 short-
term 

1 Large 1 Large 

Hotel  -- -- 2 Large 

1 Small 

Office -- Not less 
than 50% 1 Large 

General 
retail sales 
and services 

Not less 
than 50% -- -- 

Restaurant, 
sit down 

Not less 
than 50% -- -- 

Residential 
dwellings 92 -- Not less 

than 90% 
183 long-

term 1 Small 

Total 110 -- -- 195 4 Large and 
1 Small 

1 Large 
and 1 
Small 
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Building Bulk and Height – Meets requirements 

Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 109,610 square feet / 2.52 acres 

Gross Floor Area (GFA) -- 361,663 sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

2.0 3.3 

Maximum Floor Area Ratio 
(GFA/Lot Area) Not applicable 3.3 

Maximum Building Height 10 stories or 140 ft., 
whichever is less 

3 stories or 65 ft. Old Spaghetti 
Factory Building 

7 stories or 100 ft. Advance 
Thresher/Emerson Newton Plow 

Company Building 
6 stories or 85 ft. New 

Construction 

 

Lot Requirements – Meets requirements 

Table 2. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 183 DUs 

Density (DU/acre) -- 73 DU/acre 

Minimum Lot Area 1 acre 2.52 acres 

Maximum Impervious 
Surface Area Not applicable 97% 

Maximum Lot Coverage Not applicable 59% 

Minimum Lot Width Not applicable Occupies an 
entire city block 

 

Yard Requirements – Requires conditional use permit 

• The interior side yard setback in the B4N zoning district, for residential uses and hotels with 
windows facing the interior side yard, is five feet plus two for every story above the first floor. 
However, the setback requirement shall not exceed 15 feet. For a seven-story building the setback 
is 15 feet. The second through seventh floors of the proposed residential building will be 
constructed ten feet from the interior property line. This property line is adjacent to the Old 
Spaghetti Factory building. In addition, the applicant is proposing to establish a property line 
alongside the Advance Thresher/Emerson-Newton Plow Company Building which will have hotel 
windows facing the property line. The applicant is requesting an exception to the setback 
requirements through the PUD application. 
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Table 3. Minimum Yard Requirements 

 Zoning 
District 

Overriding 
Regulations 

Total 
Requirement Proposed 

Front, Washington 
Avenue South 0 ft. -- 0 ft. 0 ft. 

Front, Chicago 
Avenue South 0 ft. -- 0 ft. 0 ft. 

Front, 3rd Street 
South 0 ft. -- 0 ft. 0 ft. 

Front, Park Avenue 
South 0 ft. -- 0 ft. 10 ft. 

Interior 5+2x, not to 
exceed 15 ft.  15 ft. 

10 ft. Residential 
0 ft. Hotel 

 

Signs – Meets requirements 

• Signs are subject to the requirements of Chapter 543 of the Zoning Code. In the B4N zoning 
district, one can have two-and-a-half square feet of signage for every one foot of primary building 
wall. Wall signs are limited to 120 square feet in size. Projecting signs are limited to 48 square feet 
in size. The height limitation for both wall signs and projecting signs is 28 feet. Freestanding signs 
are limited to 32 square feet and can be no taller than 8 feet. The zoning code also limits the 
number of freestanding signs on a zoning lot to one. 

• The applicant is not proposing any specific signs at this time. However, the applicant has shown on 
the elevations where signs would be located. None of the potential signs exceed the size of height 
limitations of the zoning code. 

Refuse Screening – Meets requirements 

• The refuse and recycling containers will be kept inside the building except on pick-up day. 

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

• There will be mechanical equipment located on the roof of the building. The applicant is proposing 
to screen the rooftop equipment with building materials similar to the exterior materials of the 
building itself. CPED is recommending that whichever material is picked meets the requirements of 
Chapter 535, Regulations of General Applicability. 

• There will also be mechanical equipment located on the ground along 3rd Street South and on the 
south side of the Old Spaghetti Factory Building. The applicant is proposing to screen the 
equipment from the public right-of-way using a fence, landscaping and the building itself. CPED is 
recommending that whichever material is picked meets the requirements of Chapter 535, 
Regulations of General Applicability. 

Lighting – Meets requirements with Conditions of Approval 

• A lighting plan showing footcandles was not submitted as part of the application materials. CPED is 
recommending that the final lighting plan conform to the standards of Chapter 535, Regulations of 
General Applicability. 

Specific Development Standards – Not applicable 

DP Downtown Parking Overlay District Standards – Requires conditional use permit and 
variance 
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• The applicant has applied for a conditional use permit to allow a surface parking lot in the overlay 
district and a variance to increase the number of spaces in the surface parking lot from 20 to 39. 

 

3. Conformance with the applicable policies of The Minneapolis Plan for Sustainable Growth. 

The Minneapolis Plan for Sustainable Growth identifies the site as mixed use on the future land use map. 
The proposed development is consistent with the following principles and policies outlined in the 
comprehensive plan:  

Urban Design Policy 10.1: Promote building designs and heights that enhance and 
complement the image and form of the Downtown skyline, provide transition to the 
edges of Downtown and protect the scale and quality in areas of distinctive physical or 
historical character. 

10.1.2 Building placement should preserve and enhance public view corridors that focus 
attention on natural or built features, such as landmark buildings, significant open 
spaces or water bodies. 

10.1.3 Building placement should allow light and air into the site and surrounding properties. 

Urban Design Policy 10.2: Integrate pedestrian scale design features into Downtown 
site and building designs and infrastructure improvements. 

10.2.1 The ground floor of buildings should be occupied by active uses with direct 
connections to the sidewalk. 

10.2.2 The street level of buildings should have windows to allow for clear views into and 
out of the building. 

10.2.3 Ensure that buildings incorporate design elements that eliminate long stretches of 
blank, inactive building walls such as windows, green walls, architectural details, and 
murals. 

10.2.4 Integrate components in building designs that offer protection to pedestrians, such as 
awnings and canopies, as a means to encourage pedestrian activity along the street. 

10.2.5 Locate access to and egress from parking ramps mid-block and at right angles to 
minimize disruptions to pedestrian flow at the street level. 

10.2.6 Arrange buildings within a site in order to minimize the generation of wind currents at 
ground level. 

10.2.7 Locate buildings so that shadowing on public spaces and adjacent properties is 
minimized. 

10.2.8 Coordinate site designs and public right-of-way improvements to provide adequate 
sidewalk space for pedestrian movement, street trees, landscaping, street furniture, 
sidewalk cafes and other elements of active pedestrian areas. 

Urban Design Policy 10.10: Support urban design standards that emphasize a 
traditional urban form in commercial areas. 

10.10.1 Enhance the city's commercial districts by encouraging appropriate building forms and 
designs, historic preservation objectives, site plans that enhance the pedestrian 
environment, and by maintaining high quality four season public spaces and 
infrastructure. 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
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10.10.3 Enhance pedestrian and transit-oriented commercial districts with street furniture, 
street plantings, plazas, water features, public art and improved transit and pedestrian 
and bicycle amenities. 

10.10.4 Orient new buildings to the street to foster safe and successful commercial nodes and 
corridors. 

10.10.6 Require storefront window transparency to assure both natural surveillance and an 
inviting pedestrian experience. 

10.10.7 Encourage the renovation of existing commercial buildings. 

Urban Design Policy 10.18: Reduce the visual impact of automobile parking facilities. 

10.18.1 Require that parking lots meet or exceed the landscaping and screening requirements 
of the zoning code, especially along transit corridors, adjacent to residential areas, and 
areas of transition between land uses. 

10.18.2 Parking lots should maintain the existing street face in developed areas and establish 
them in undeveloped areas through the use of fencing, walls, landscaping or a 
combination thereof along property lines. 

10.18.3 Locate parking lots to the rear or interior of the site. 

10.18.7 Minimize the width of ingress and egress lanes along the public right of way in order 
to provide safe pedestrian access across large driveways. 

4. Conformance with applicable development plans or objectives adopted by the City 
Council. 

The site is also located within the boundaries of the Downtown East/North Loop Master Plan and the 
Update to the Historic Mills District Master Plan. Both of the plans call for mixed-use development on the 
site. This development is meeting the objectives of both of these small area plans. 

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 
requirement upon finding that the project meets one of three criteria required for alternative 
compliance. Alternative compliance is requested for the following requirements: 

• Building Placement. The front yard setback requirement along Park Avenue South is zero feet 
and the maximum setback is eight feet. The access to the underground parking area is located along 
Park Avenue South. The building will be located 10 feet back from the property line along Park 
Avenue. Pulling the building back 10 feet in this location allows a driver to see down the street 
before exiting the site. CPED is recommending that the Planning Commission grant alternative 
compliance. 

• Window Percentages. The 30 percent minimum window requirements are not being met on the 
walls on the first floor of the building facing the surface parking area. Given the layout of the site 
there is a window requirement on all sides of the building. The walls of the building facing the 
surface parking area function as the back of house operations for the grocery store, residential 
lobby and other amenity spaces on the first floor. However, CPED believes that some windows 
could be incorporated into these building walls. CPED is recommending that the Planning 
Commission grant alternative compliance to not require 30 percent windows on the walls on the 
first floor of the building facing the surface parking area but that the applicant work with CPED to 
incorporate some windows in those areas of the building where they can logically be 
accommodated. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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• Active Functions. Forty-one percent of the ground floor of the building facing 3rd Street South 
contains active functions. Seventy percent is required. The majority of this side of the building is 
parking located behind a building wall. The applicant has concealed the parking on Washington 
Avenue South and Chicago Avenue South with active uses. In order to achieve the desired amount 
of parking this type of concealment could not be achieved. The development is not exceeding the 
maximum parking requirement. CPED is recommending that the Planning Commission grant 
alternative compliance. 

• Landscaped Yard. The zoning code requires that a seven-foot wide landscaped yard be provided 
when a parking or loading facility is fronting along a public street, public sidewalk or public pathway. 
A landscaped yard is required along 3rd Street South. The applicant is proposing to provide a five-
foot wide landscaped yard along 3rd Street South. If the landscaped yard were increased to seven 
feet there would be a loss of parking spaces on the site. The applicant has indicated that the 
existence of the existing buildings limits the amount of parking spaces that can be built 
underground. In total there will be 283 parking spaces provided in two levels of underground 
parking and 80 parking spaces provided in a surface parking lot. The development is not exceeding 
the maximum parking requirement. CPED is recommending that the Planning Commission grant 
alternative compliance. 

• Trees Along Parking Lot Frontage. Not less than one tree shall be provided for every 25 
linear feet of parking lot frontage. The parking lot has 59 feet of frontage along 3rd Street South. 
Three trees are required. The applicant is not proposing to plant any trees between the parking lot 
and the front property line. The landscaped yard in this location is only five feet in depth and the 
applicant is proposing to screen the parking area with a 12-foot tall fence with vines. In addition, 
the applicant is proposing to plant trees in the right-of-way along 3rd Street South which will meet 
the intent of the ordinance. CPED is recommending that the Planning Commission grant alternative 
compliance. 

• Distance to Trees. In parking lots of 10 spaces or more, no parking space shall be located more 
than 50 feet from an on-site deciduous tree. None of the parking spaces will be located within 50 
feet of an on-site deciduous tree. The surface parking are is being built over an underground 
parking garage. It would be impractical to plant canopy trees over this structure. CPED is 
recommending that the Planning Commission grant alternative compliance. 

PRELIMINARY AND FINAL PLAT 
The Department of Community Planning and Economic Development has analyzed the application for a 
minor subdivision based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The applicant is proposing to replat several lots into three new lots. The existing Old Spaghetti 
Factory Building will occupy Lot 1, the existing Advance Thresher/Emerson-Newton Plow Company 
Building will occupy Lot 2 and the new construction will occupy Lot 3. Individual lots within PUDs 
are exempt from the public street frontage requirement of section 598.230 and the design 
requirements of sections 598.240 and 598.250. 

Section 598.260 Planned unit developments and cluster design, requires the design of a subdivision 
for a planned unit development to implement the site plan as approved by the Planning Commission 
and shall include a deed restriction designating the following: 

a. The relationship between all common spaces and each individual lot (rights in the common spaces and 
proportionate ownership accruing to the individual lot). 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
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The applicant will be filing a Reciprocal Easement Agreement that addresses the relationship and 
rights of the owners of the lots within the subdivision related to common area, access, 
maintenance and taxes. 

b. Provision for access to each lot that does not have frontage on a public street. 

All lots have access on a public street. 

c. A requirement that an owner’s association be created.  The duties and responsibilities of the owner’s 
association shall include maintaining the elements of the planned unit development as authorized under 
the zoning ordinance or other applicable regulations. 

The applicant will be filing a Reciprocal Easement Agreement that addresses the relationship and 
rights of the owners of the lots within the subdivision related to common area, access, 
maintenance and taxes. 

d. A provision that the taxes, special assessments, and other charges and fees that would normally be 
levied against the common spaces shall be levied against the individual lot occupied or to be occupied by 
buildings in direct proportion to the interest that is stated in the deed restriction and shall provide that 
such levies shall be a lein against the individual lots. 

The applicant will be filing a Reciprocal Easement Agreement that addresses the relationship and 
rights of the owners of the lots within the subdivision related to common area, access, 
maintenance and taxes. 

e. A requirement that any disposition of any of the common property situated within the planned unit 
development shall not be made without the prior approval of the Planning Commission. 

If an amendment is made to the Planned Unit Development the proposed amendments shall be 
reviewed and approved by the City Planning Commission. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 

The proposed subdivision will allow for proposed and future redevelopment of the site. Surrounding 
uses include office and commercial buildings, residential developments of varying densities, the US 
Bank Stadium and structured and surface parking lots. The applicant has completed a TDMP for the 
PUD. The overall goal of the TDMP is a single occupancy vehicle (SOV) rate of less than 45 percent 
(55 percent of the residents, hotel guests, employees and customers will utilize alternative 
transportation modes such as transit, carpooling, biking or walking). A list of travel demand 
management strategies has been developed which the applicant will implement in order to help 
achieve the SOV goal. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The land intended for building can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, 
improper drainage, steep slopes, rock formations, utility easements or other hazard. 

4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 
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The parcels created by this application present no foreseeable difficulties for this development. No 
significant alterations to the land appear necessary. 

5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The Surface Water and Sewers Division of the Public Works Department will review and approve 
the drainage and sanitary system plans for this development prior to building permits being issued. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application(s) by Sherman Associates for the properties 
located at 233 Park Avenue, 713 Washington Avenue South, 700, 708 and 724 3rd Street South: 

A. Conditional Use Permit for a Planned Unit Development. 

Recommended motion: Approve the application for a PUD including the rehabilitation of two 
existing buildings into a hotel and commercial space and the construction of a new seven-story, 
mixed use building including 183 dwelling units and ground floor commercial space, subject to 
the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 
Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 
requiring a conditional use permit may commence. Unless extended by the zoning 
administrator, the conditional use permit shall expire if it is not recorded within two years 
of approval. 

2. There shall be a minimum of 18 bicycle parking spaces provided at street level for the non-
residential uses within the development as required by section 541.080 of the zoning code. 

3. All of the bays in the fence along 3rd Street South shall be filled with the metal structures 
capable of supporting climbing vines. 

4. As required by section 527.120 of the zoning code, the development shall comply with the 
standards for historic preservation, decorative or pervious surface for on-site parking and 
loading areas, drives, driveways, and walkways, decorative fencing and a recycling storage 
area from Table 527-1, Amenities totaling a minimum of 15 points. 

B. Conditional Use Permit to allow a surface parking lot in the DP Downtown Parking 
Overlay District. 

Recommended motion: Approve the application for a surface parking lot located in the DP 
Downtown Parking Overlay District, subject to the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 
Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 
requiring a conditional use permit may commence. Unless extended by the zoning 
administrator, the conditional use permit shall expire if it is not recorded within two years 
of approval. 

C. Variance of the maximum number of parking spaces in the DP Downtown Parking 
Overlay District. 

Recommended motion: Approve the application to increase the number of surface parking 
spaces in the DP Downtown Parking Overlay District from 20 to 39. 
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D. Variance of the maximum fence height. 

Recommended motion: Approve the application to increase the height of a fence located 
within five feet of a public sidewalk from the maximum of 6 feet to 12 feet, subject to the 
following conditions: 

1. All of the bays in the fence along 3rd Street South shall be filled with the metal structures 
capable of supporting climbing vines. 

E. Site Plan Review for a new PUD. 

Recommended motion: Approve the application for a planned unit development including the 
rehabilitation of two existing buildings into a hotel and commercial space and the construction 
of a new seven-story, mixed use building including 183 dwelling units and ground floor 
commercial space, subject to the following conditions: 

1. Approval of the final site plan, landscaping plan, elevations and lighting plan by the 
Department of Community Planning and Economic Development. 

2. All site improvements shall be completed by July 6, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

3. The walls on the first floor of the building facing the surface parking area and the walls of the 
covered entry to the underground parking garage shall be designed so they are not over 25 
feet in length and void of windows, entries, recesses or projections, or other architectural 
elements as required by section 530.120 of the zoning code. 

4. The walls on the first floor of the building facing the surface parking area shall utilize a 
material other than painted concrete block, given how visible these walls will be to those 
parking in this area. 

5. All mechanical equipment shall be screened as required by the standards of Chapter 535, 
Regulations of General Applicability. 

6. The final lighting plan shall conform to the standards of Chapter 535, Regulations of General 
Applicability. 

7. The applicant shall work with CPED to incorporate additional windows in those areas of the 
building walls on the first floor facing the surface parking area where they could logically be 
accommodated. 

F. Preliminary and Final Plat. 
Recommended motion: Approve the preliminary and final plat, subject to the following 
conditions: 

1. The Reciprocal Easement Agreement shall be recorded with Hennepin County. 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. TDMP 
4. Zoning map 
5. Civil drawings 
6. Landscape plans 
7. Architectural plans 
8. Grocery store floor plan 
9. Advance Thresher Building plans 
10. Correspondence 
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*Approved:  You may continue to the next phase of developing your project. 

*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved. 
 

 

Preliminary Development Review Report 

Development Coordinator Assigned: MATTHEW JAMES 

(612) 673-2547 

matthew.james@minneapolismn.gov 

 
 

 

Purpose   

The purpose of the Preliminary Development Review (PDR) is to provide Customers with comments about their 

proposed development.  City personnel, who specialize in various disciplines, review site plans to identify issues 

and provide feedback to the Customers to assist them in developing their final site plans.  

 

The City of Minneapolis encourages the use of green building techniques. For additional information please check 

out our green building web page at: http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp. 

 

DISCLAIMER:  The information in this review is based solely on the preliminary site plan submitted.  The 

comments contained in this report are preliminary ONLY and are subject to modification.   

 

Project Scope 

Redevelop city block between Washington Ave. S., Chicago Ave. S., 3rd St. S. and Park Ave. S.  Three of four 

buildings will remain and one will be demolished to construct a 181 unit apartment with a grocery store on the 

first level.  

Status *  Tracking Number: PDR 1001319 

RESUBMISSION 

REQUIRED 
 

Applicant:  SHERMAN ASSOCIATES 

233 PARK AVE S. 

MINNEAPOLIS, MN 55415 
 

 

  Site Address: 700 3RD ST S 

708 3RD ST S 

233 PARK AVE 

713 WASHINGTON AVE S 

724 3RD ST S 

 

  Date Submitted: 02-JUN-2015 

  Date Reviewed: 10-JUN-2015 

http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp
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Review Findings (by Discipline) 

 Historical Preservation Committee 

 There is an HPC flag on parcels 700 & 708 3rd St. S.  An HPC review will be  required.  HPC review is 

required for any wrecking permits pertaining to the removal of existing structures (724 3rd St. S.) 

 Business Licensing 

 Continue to work with Matthew D. James (612.673.2547) concerning a Food Plan Review, SAC 

determination and any Business License application submittal that will be required for the grocery store 

component of this project.  The applicant should contact Business Licensing at least 90 prior to opening to 

apply for applicable licenses. 

 Addressing 

 Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority 

for assignment of all addresses, verification, change, and/or additions.  Each assigned address number uses the 

street that provides the best/direct access for life safety equipment and best/direct access to the occupants. 

 The parcel and the structure address for the proposed mixed use building will be 240 Chicago Avenue South.  

The door marked "Residential Entry" will be addressed 240 Chicago Avenue South.  The egress point into 

retail space on Chicago will have separate address (260 Chicago Avenue South)  The doors located on 

Washington Avenue South providing entry to the parking ramp, future retail space and future entrance into 

the Spaghetti Works Restaurants will retain the 713 Washington Avenue South address;  the entrance to the 

"Grocery Space" will be addressed 721 Washington Avenue South.  This address meets the City of 

Minneapolis Street Naming and Address Standard requirements. 

 When assigning suite sequences the following guidelines are as follows: 

 The first one to two digits of the suite sequence number will designate the floor number of the site. 

 The last two digits of the suite sequence number will designate the unique ID for the unit (condo, suite, unit, 

or apartment). 

 Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not common areas.  

For example, laundry rooms, saunas, workout rooms, etc., would not be assigned numbers. 

 Please provide each condo, suite, unit or apartment number. 

 Parks - Forestry 

 Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org) regarding any questions related to 

planting, removal or the process for protection of trees during construction in the city right of way. 

 Applicant needs to address spacing and square footage openings for trees in Chicago Ave boulevard. 

 Effective January 1, 2014, the City of Minneapolis and the Minneapolis Park and Recreation Board adopted 

an update to the existing Parkland Dedication Ordinance. The adopted City of Minneapolis Parkland 

Dedication ordinance is located in Section 598.340 of the City's Land Subdivision ordinance: 

 http://library.municode.com/index.aspx?clientId=11490  

 As adopted, the fee in lieu of dedication for new residential units is $1,521 per unit (affordable units excluded 

per ordinance) and for commercial and industrial development it is $202.80 per development employee (as 

defined in ordinance). Any dedication fee (if required) must be paid at the time of building permit issuance. 

 There is also an administration fee that is 5% of the calculated park dedication fee. 

 As proposed, for your PROJECT, the calculated dedication fee is as follows: 

 Park Dedication Fee Calculation = 

 Residential (XX units x $1,521 per unit)   = $275,301.00 

 Non-Residential Commercial Space   = $         00.00 

 5% of $XX (Administration Fee)   = $    1,000.00 

 Total Park Dedication Administrative Fee:     = $276,301.00 

 This is a preliminary calculation based on your current proposal; a final calculation will be made at the time 

of building permit submittal. 

http://library.municode.com/index.aspx?clientId=11490
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 For further information, please contact Matthew D. James at (612) 673-2547. 

 Adam Arvidson (612.230.6470, aarvidson@minneapolisparks.org ) from MPRB attended to present  an 

option of land dedication in lieu of Park Dedication Fee. 

 Zoning - Planning 

 The following land use applications have been identified at this time: 

 Conditional use permit for a planned unit development. 

 Conditional use permit for a surface parking lot located in the DP Downtown Parking Overlay District. 

 Variance to increase the number of surface parking spaces in the DP Downtown Parking Overlay District 

from 20 to 40. 

 Variance to increase the height of a fence located within five feet of a public sidewalk from the maximum of 

6 feet to 12 feet. 

 Site plan review. 

 Replat. 

 Right of Way 

 An encroachment permit shall be required for all streetscape elements in the Public right-of-way such as: 

plants & shrubs, planters, tree grates and other landscaping elements, sidewalk furniture (including bike racks 

and bollards), and sidewalk elements other than standard concrete walkways such as pavers, stairs, raised 

landings, retaining walls, access ramps, and railings (NOTE:  railings may not extend into the sidewalk 

pedestrian area).  Please contact Bob Boblett at (612) 673-2428 for further information. 

 Note to the Applicant:  Any elements of an earth retention system and related operations (such as construction 

crane boom swings) that fall within the Public right-of-way will require an encroachment permit application.  

If there are to be any earth retention systems which will extend outside the property line of the development 

then a plan must be submitted showing details of the system.  All such elements shall be removed from the 

Public right-of-way following construction with the exception of tie-backs which may remain but must be 

uncoupled and de-tensioned.  Please contact Bob Boblett at (612) 673-2428 for further information. 

 In addition, any elements of an earth retention system and related excavations that fall within the Public right-

of-way will require a "Right-of-Way Excavation Permit".  This permit is typically issued to the General 

Contractor just prior to the start of construction.  However, it is the Applicant's responsibility to insure that all 

required permits have been acquired by its consultants, contractors, sub-contractor's prior to the start of work. 

 The Project limits fall within the boundaries of the Downtown Improvement District (DID).  Any 

improvements, modifications, and alterations to the streetscape are subject to the review and approval of the 

DID.  Please contact Ben Shardlow at (612) 656-3830 for further information. 

 Contact Paul Cao at (612) 673-2943 for position and alignment of bike racks proposed in the Public right-of-

way.  If the racks are privately owned, they will require an encroachment permit. 

 Street Design 

 The City of Minneapolis is currently in the process of completing the East Downtown Pedestrian Realm 

Augmentation Study, the results of which will impact roadway alignments within the Downtown East area.  

Roadway designs resulting from that study are available and should be incorporated into the current site plan; 

please contact Eric Rose (Stantec) at (651) 967-4652, for further information. 

 All curb & gutter in the Public right-of-way shall be designed and constructed to City standards, curb & gutter 

to be City standard B624 Curb and Gutter.  Please refer to the following:  

http://www.minneapolismn.gov/publicworks/plates/public-works_road.   Add the appropriate details from the 

ROAD-1000 Series - Curbs and Gutters (ROAD-1004, and ROAD-1010) to the plans.  Top of Curb profiles 

shall be provided for any section of curb replacement in excess of 50 feet. 

 

 

mailto:aarvidson@minneapolisparks.org
http://www.minneapolismn.gov/publicworks/plates/public-works_road
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 Sidewalk 

 The Project streetscape shall be designed in accordance with the Access Minneapolis design guidelines; see 

http://www.ci.minneapolis.mn.us/publicworks/transplan/index.htm for further information. 

 This block is within the Downtown Minneapolis Activity Center, therefore pedestrian zone guidelines dictate 

that pedestrian zones should be 20 ft. wide with recommended widths of an 8.5' planting zone, and a 

minimum 8' pedestrian clear zone call; unfortunately the available Public right-of-way is limited.  

Specifically, the available sidewalk space is limited to approximately 13' along Washington Ave and 3rd St. 

S., and approximately 10' along Park Ave.  Planters and trees placement should be considered carefully, 

shifted as far toward the curb as possible to maximize pedestrian through space to meet guidelines and also 

achieve appropriate planter sizes for their proposed plantings.  Bicycle rack placement should also be 

considered - shift them closer to the curb, and further from the through walk (Contact Paul Cao at (612) 673-

2943 for position and alignment of bike racks proposed in the Public right-of-way).  With the retail/amenity 

space toward the SE corner along Chicago Ave. the Applicant  should consider whether they are precluding 

any future sidewalk café or sidewalk seating areas with the proposed dimensions.  The current plan indicates 

tree grates, rain gardens, and planters that potentially obstruct the pedestrian clear zone.  A minimum 8'-0" 

clear zone (un-obstructed) sidewalk shall be maintained for the length of any block in a straight line.  Tree 

grates and planter locations shall be modified to provide for the required pedestrian clear zone space.  For 

further clarification, site plans shall be fully dimensioned in relation to the property lines, Public right-of-way, 

sidewalks, street furniture, landscaping, utilities, and other obstructions.  Because of the limited space, it is 

recommended by Public Works that a landscaping design similar to that along Marquette Ave. be considered; 

contact Paul Miller at (612) 673-3603 for further information 

 The current Landscaping plan is insufficient for a complete review; complete landscaping planting details 

shall be included in the plans.  The Applicant shall provide engineered/structured soil in the form of a tree 

trench or tree pit for all proposed street trees.  Sidewalk layouts and landscaping in the Public right-of-way 

shall follow established design standards; refer to the City of Minneapolis Urban Forest Policy: 

 http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_282934.pdf. 

 Traffic and Parking 

 The nature of the proposed development is such that traffic impacts will be an issue; please contact Allan 

Klugman at (612) 673-2743 to discuss the requirements of a Travel Demand Management Plan (TDMP). 

 The variety of proposed vehicle uses and circulation patterns is unclear; the numerous driveway entrances and 

their proposed opening widths along both Park Ave. and Chicago Ave. are a concern.  As an example, conflict 

mitigation between the driveways, turning vehicles, and pedestrians in the vicinity of the proposed 

grocery/beer/wine shop near the Stadium and Riverfront is important.  Opening widths in excess of 25' 

require a variance, and openings larger than 35' are not allowed.  The Applicant is encouraged to reduce the 

number of entrance/exits points in order to mitigate pedestrian/vehicle conflicts.  The entrance and exit on 

Chicago Ave. should be combined and minimized to "one in and one out".  Current ordinance states that all 

maneuvers associated with loading, parking or sanitation pick up for a private development shall occur on 

private property.  Please provide a narrative explaining all vehicle operations including trash removal and 

show turning maneuvers for all vehicle types that will be using the loading dock/parking entrance areas.  Per 

City Ordinance the Applicant shall provide for (and identify) a solid waste collection point (SWCP) on the 

site plans.  The location of the SWCP is subject to the review and approval of the Public Works Department. 

 Please contact Bill Prince at (612) 673-3901 regarding existing and proposed street lighting.  All street 

lighting (existing and proposed) shall be shown clearly on the site plan. 

 The Applicant shall note the location of any existing Metro Transit "bus stops" on the site plan.  Metro Transit 

will work with the Developer to ensure the bus stop and associated shelter and waiting area are not in conflict 

with the existing light pole to remain, entry door to the grocery store, and planned street trees placement.  

Metro Transit needs to insure that the site plans provide for typical bus dimensions (5'x8' landing pad is 

available for the front door, and that the back door has a clear zone to allow our customers easy access onto 

and off of the bus).  The existing shelter is a CBS shelter that would likely be replaced as the typical 

boarding's are above 20/day; this would also be a great time to include electrical connections for potential 

heat and light during site work.  This site is primarily served by Routes 7 and 22.  There are no major service 

http://www.ci.minneapolis.mn.us/publicworks/transplan/index.htm
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_282934.pdf
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changes to be implemented on these routes in the near future - however frequency and span improvements are 

identified for both routes in the Service Improvement Plan as high priorities if additional operations funding 

becomes available.  No routing changes are planned that would affect this stop.  Metro Transit requests that a 

meeting between the Applicant, the City and Metro Transit staff be coordinated to work through site issues. 

 Water 

 Due to the height off the building a combination service will not be allowed.  Please contact Rock Rogers at 

(612) 673-2286 to confirm domestic water and fire service layout, manhole construction, connections, and 

sizes. 

 Sewer Design 

 Groundwater:  Please identify the lowest floor elevations on the grading plan. 

 Please provide an analysis, signed by a registered engineer, identifying any proposed groundwater discharge.  

This should include the maximum rate of discharge and annual average rate.  If groundwater discharges are 

proposed, please identify where the discharge is proposed (storm or sanitary) and provide testing results 

supporting the proposed discharge location is appropriate. 

 Stormwater Management:  The stormwater discharge rates must be maintained at or below the existing levels 

for each discharge location from the property.  Please evaluate this and demonstrate this standard is being 

achieved. 

 Please provide the design details for the underground filtration system.  This should correlate to the system as 

modeled. 

 Please demonstrate that the 70% TSS removal requirement is being met for the disturbed area. 

 If groundwater discharges to the storm sewer system are proposed, this should be incorporated into the 

stormwater modeling. 

 An operations and maintenance plan is required for the stormwater treatment devices.  The O&M plan shall 

define the maintenance regimen, including type and interval of maintenance and party to conduct such 

maintenance.  Please provide a copy of the O&M Plan. 

 It appears that there will be several separate parcels.  As the stormwater management is proposed to be a 

private shared system, private easements and agreements are required.  Please provide a copy of these 

easements/agreement. 

 Surface Drainage:  Please identify the location of the existing roof drains or storm sewer connections for the 

properties.  These should be considered in the existing conditions stormwater modeling.  It may be necessary 

to break the existing subcatchment area into separate areas depending on where discharges from the site 

occur. 

 Utility Connections:  Private storm sewer connections to City catch basins are not permitted.  The connection 

should occur at the main.  Please revise the plan accordingly. 

 Utility:  Please clarify what is meant by "Relocate existing catch basins and sanitary sewer. (By Others)" and 

"Relocate existing Catch Basin (by others)" on sheet C-4.0. 

 Non Stormwater Discharges:  Detail all mechanical and non-stormwater discharges.  Non-stormwater 

discharges are not permitted unless approved by the City of Minneapolis.  Non-stormwater discharges not 

declared and approved will not be permitted.  If there currently are none and nothing is proposed declare this 

status on the plans. 

 For comments or questions on Public Works Surface Water & Sewers Division related requirements please 

contact Jeremy Strehlo, (Professional Engineer) at (612) 673-3973, or jeremy.strehlo@minneapolismn.gov.  

 Construction Code Services 

 Civil,  Landscape and Architectural site plans do not match. 

 Openings less than 3' from property line are not permitted. 

 6 accessible parking stalls are required for 152 provided stalls (level minus 1) 

 2 doors in a series require 48" clear space between the doors.  See leasing space to residential lobby. 

mailto:jeremy.strehlo@minneapolismn.gov
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 A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for 

the proposed project. Please refer to this link for more information or Contact Karon Cappaert at (651) 602-

1118 or karon.cappaert@metc.state.mn.us. 

http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability_charge.pdf.  

 Fire Safety 

 Provide required fire suppression system throughout building. 

 Fire department connection must be located on the address side of building and within 150 feet of a fire 

hydrant. 

 Provide required fire alarm system throughout building. 

 Provide and maintain fire apparatus access at all times. 

 Environmental Health 

 Documented petroleum releases have occurred on some parcels and the project has entered in to the 

Minnesota Pollution Control Agency Voluntary Investigation and Clean-up Program and is identified by 

VP31820. If approved plans will be disturbing identified impacted soils on the site preapproval for removal, 

disposal and/or reuse of must occur from the City of Minneapolis prior to beginning excavation activities. If 

unidentified impacted soil is encountered during site activities work will need to stop and notification 

provided to the MN State Duty officer at (651) 649-5451 unless an approved contingency plan has been 

approved by the MPCA. 

 City records indicate the properties contain several above ground tanks and 500 gallon UST (N4914) at 723 

Washington Ave S which may not have been addressed yet. Xcel energy also installed an underground 

transformer vault at 700 3rd St S in 1960, 20 feet x 9 feet x 11 feet, permit A34099. Contact Xcel Energy 

prior to any activit6ies they may affect the vaults operation and integrity. 

 If dewatering is required during site construction see below for city permit requirements. Subgrade structures 

should be designed to prevent infiltration of groundwater without the need for a permanent dewatering system 

being installed. If a continuously operating permanent dewatering system is needed it must be approved as 

part of the sanitary sewer and storm drain site plan approval prior to construction beginning. 

 No construction, demolition or commercial power maintenance equipment shall be operated within the city 

between the hours of 6:00 p.m. and 7:00 a.m. on weekdays or during any hours on Saturdays, Sundays and 

state and federal holidays, except under permit. Contact Environmental Services at (612) 673-3867 for permit 

information. 

 Permits and approval are required from Environmental Services for the following activities: Temporary 

storage of impacted soils on site prior to disposal or reuse; Reuse of impacted soils on site; Dewatering and 

discharge of accumulated storm water or ground water, underground or aboveground tank installation or 

removal, well construction or sealing. Contact Tom Frame at (612) 673-5807 for permit applications and 

approvals. 

 A review of the project, permits issued and an inspection from Environmental Service for identification of 

equipment and site operations that require annual registration with the City of Minneapolis will occur for this 

project. 

 

 

END OF REPORT

 

mailto:karon.cappaert@metc.state.mn.us
http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability_charge.pdf


Zoning Analysis: 713 Washington Ave S & 724 3rd St S (Current addresses)

Replatted properties Lot Size (sf) Lot Size (ac) GFA FAR

Lot 1 size (Old Spaghetti Factory) 19,156 0.44 45,569 2.38

Lot 2 size (Advance Thresher) 25,941 0.60 136,712 5.27

Lot 3 size (New Construction) 64,513 1.48 191,599 2.97

Total 109,610 2.52 373,880 3.41

Zoning District B4N

Overlay District Downtown Parking

Max FAR none

Min FAR 2.0

Max Height 10 stories, 140' 

(increase allowed 

with Conditional Use 

Permit)

Proposed height (new construction) 6 stories, 85'-0"

Vehicle Parking Analysis of Entire Block

Lot 3 (new construction) The Chicago Proposed dwelling 

units

Required Parking Min Max Min Max

Residential 171,565 181  * 1.6 4 290

Retail or Residential Amenity 2,532 NA 0 0.0025 0 6

Grocery 17,502 NA 0 0.0033 0 58

Total 191,599 4 354

Lot 1 (existing) Old Spaghetti Factory

Required Parking Min Max Min Max

Restaurant 17,064 0 0.005 0 85

Office 28,505 0 0.001 0 29

Total 45,569 0 114

Lot 2 (adapted reuse) Thresher Proposed hotel keys 

Required Parking or dining/meeting 

users

Min Max Min Max

Hotel rooms 83,902 143 0 1 0 143

Hotel dining/meeting (included in above) 50 0 30% 0 15

Office 52,810 NA 0 0.001 0 53

Total 136,712 0 211

Total of all 3 lots 4 678

Parking Provided Stalls

Minus 2 133 Residential

Minus 1 150 Restaurant/office/hotel/Residential

Level 1 80 Grocery

Total 363

* Min 1 guest stall per 50 dwellings

Proposed                 

GFA

Base Zoning Applied Zoning

Base ZoningProposed GFA Applied Zoning

Proposed GFA Base Zoning Applied Zoning



PLANNED UNIT DEVELOPMENT APPLICATION 
 

Submitted in Support of Land Use Applications  

For a mixed use project bounded by Park, Chicago & Washington Avenues and 3
rd

 St S 

 

Sherman Associates, Applicant 

 

Statement of Proposed Use of all Portions of Land: 
 

The PUD consists of an entire city block that will be replatted into three lots: 

• Lot 1 will comprise 19,156 sf and will house the existing Old Spaghetti Factory 

building. The existing uses, all of which will remain, consist of a large restaurant 

and loading dock on the street level and office uses in the basement and on Levels 

2 and 3. 

• Lot 2 will comprise 25,941 sf and will house the existing Advance Thresher 

building and adjacent Emerson-Newton Implement building. Both buildings 

currently contain office uses. All of the Advance Thresher building and the top 

two floors of the Emerson-Newton building will be renovated into a hotel with a 

restaurant on the street level. In the future, the remainder of the Emerson-Newton 

building may be renovated into hotel use. The portion of the lot not covered by 

buildings will serve as a vehicular drop off service road for the hotel. This drop 

off area will connect with lot 3 to form a through-block service drive. 

• Lot 3 will comprise 64,513 sf and will contain a two-level underground parking 

facility designed to serve all uses on the block. A nationally branded grocery and 

wine/beer store will occupy the street level along Washington Avenue. A vertical 

circulation core and small lobby adjacent to Lot 1 will serve the underground 

parking facility. The remainder of the street level will house supporting spaces for 

the residential development with the potential for another small retail space at the 

corner of Chicago Ave and 3rd St. A street level parking facility, partially covered 

by the residential building and partially open to the sky, will serve the grocery 

exclusively. 

 

Master sign plan: 
 

The exterior elevation drawings show all proposed signs. The attached signage matrix 

lists all proposed signs by building elevation and includes sign function, type, size and 

height. 

 



 
The Encore (esg project number 214508) 

STATEMENT OF PROPOSED USE,  

PROJECT DESCRIPTION, AND PROPOSED FINDINGS 

 

Submitted in Support of Land Use Applications  

For a Planned Unit Development on the block bordered by Washington, Park & Chicago Avenues 

and 3
rd

 Street South. 

 

May 22, 2015 

 

Sherman Associates, Applicant 

 

The Applicant, Sherman Associates, submits this Statement of Proposed Use, Project Description, and 
Proposed Findings, in support of its application for the following land use approvals for a proposed mixed 

use development comprising three existing buildings and a new 181 unit multiple family mixed use 

project including street level retail uses and underground parking: 

 

• Conditional use permit: to establish a PUD 

• Conditional use permit for a surface parking lot located in the DP Downtown Parking 

Overlay district 

• Variance to increase the number of surface parking spaces in the DP Downtown Parking 

Overlay District from 20 to 40 

• Variance to increase the height of a fence located within five feet of a public sidewalk from 

the maximum of 6 feet to 12 feet 

• Site Plan Review 

• Replat 

 

Zoning:  B4N, Downtown Neighborhood District, DP Downtown Parking Overlay District 
Ward:  Ward 3; Council Member Jacob Frey; Downtown Minneapolis Neighborhood Organization 

 

I. GENERAL LAND USE APPLICATION 

 

A.  Statement of Proposed Use and Project Description. 

 
Proposed Use.  Sherman Associates proposes a mixed use development comprised of three existing 

buildings and a new six story multifamily residential mixed use building and a two level underground 

parking facility which will serve all uses within the PUD. 
 

Project Site.  The Project site is bounded by South 3rd St, Chicago Ave S, Park Ave, and Washington 

Avenue S. Both Washington Avenue South and Chicago Ave S are designated Commercial Corridors. 
The block will be replatted into three lots: 

• Lot 1: 19,156 sf (0.440 ac) 

o Old Spaghetti Factory building (existing) 

• Lot 2: 25,941 sf (0.596 ac) 

o Advance Thresher and Newton-Emerson Implement buildings (existing to be renovated) 

• Lot 3: 64,513 sf (1.481 ac) 

o The Chicago (new construction) 
 

Project Purpose and Vision. See project narrative on sheet T1.2 
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Sustainability. The site is the key sustainable element of the Project.  Located within 1/4 mile of the 

Downtown East LRT station and just steps from several bus lines that run on Washington Avenue, 
residents, workers and visitors will have excellent access to public transit. Numerous off road bicycle 

trails are also located near the site. Walk Score designates the address as “Paradise” for walkers, transit 

riders and bicyclists. 

 
Energy- and Resource-Efficient strategies that will be employed include: 

 

• 50% - 75% recycling of construction waste 

• High efficiency cladding with continuous exterior insulation 

• High-performance low-E glazing 

• Energy Star appliances 

• Dedicated space for recycling.   

• Landscaped roofs 

 

B.  Site Characteristics 

 

Ward: Ward 3; Council Member Jacob Frey  

Neighborhood: Downtown Minneapolis Neighborhood Organization 
http://www.thedmna.org 

 

Zoning District: B4N, DP Overlay (Plate 20) 

Guidance: The Comprehensive Plan guides the Property for high-density mixed use 
development (retail, office and housing). 

Lot Area PUD area=109,610 (2.516 ac) 

Permitted uses: Multiple-family dwelling with 5 or more units. 

Grocery Store 
Liquor Store, off sale 

Office 

Restaurant, sit down 

Hospitality residence 

Allowable height 10 stories or 140’ 

Allowable FAR 2.0 min, no max 

Allowable GSF No limit  

Maximum allowable 

parking 

Residential: 0 to 1.6 spaces per dwelling unit 

Grocery: 1 space per 300 sf GFA 
Office: 1 space per 1,000 sf GFA 

Hotel: 1 space per guestroom 

Restaurant: 1 space per 200 sf GFA 

Minimum allowable 
parking 

Residential: 1 guest stall per 50 dwelling units 

Bicycle Parking 1 space per 2 dwelling units 

Setbacks (549.120.c) Front yard = 0 (no more than 8 feet) 

Side yard (residential) = 15 feet 
Rear yard (residential) = 15 feet 
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C.  Zoning Analysis 

 
 1. Proposed Zoning.  The Applicant does not propose to rezone the property from the 

current B4N. 

  

 2.  Building Height.  

 

  Old Spaghetti Factory: 

  Advance Thresher Co: 
  Emerson-Newton Implement Co: 

  The Chicago: 

 

3. Calculations.   

 

a. Gross Floor Area.   
 

See attached zoning analysis 

 

b. Parking.   
 

See attached zoning analysis 

 
c. Maximum lot coverage.  Not applicable in Downtown districts 

 

d. Impervious surface. Not applicable in Downtown districts 

 

e. Yard requirements. 

Required:   Provided:   

Front yard 0 to 8 feet max. 0 to 1 foot     
    

Side yard 15 feet min.  varies 

     

Rear yard 15 feet min.  varies 
 

f. Yard obstructions. The Project includes no obstructions that project into 

required yards. 
 

g. Off-street loading.  
 

Use:  Required:  Provided: 

 

Lot 1: 

Restaurant 1 small   1 small 
Office  1 large    

 

Lot 2: 
Hotel  2 small   1 small 

Office  1 large 

 
Lot 3: 

Residential:  1 small   
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Grocery 1 large   1 large 
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PROPOSED FINDINGS 

 
A. Conditional Use Permit to establish a Planned Unit Development (525.340) 

 

1. The establishment, maintenance or operation of the conditional use will not be 

detrimental to or endanger the public health, safety, comfort or general welfare. 

 

The site is surrounded by a mix of uses including high-density residential, hotel, office, retail 

and restaurants. The new 181-unit multifamily residential development and grocery store to 
be built on the site of a 149-stall surface parking lot and vacant two-story building will 

improve the neighborhood. The proposed new uses are complimentary to the existing uses in 

the neighborhood. 

 

2. The conditional use will not be injurious to the use and enjoyment of other property in 

the vicinity and will not impede the normal and orderly development and improvement 

of surrounding property for uses permitted in the district. 

 

The proposed PUD will enhance neighborhood safety by providing eyes on the street with 

active uses along the majority of the street facades. The grocery store will be an amenity to 
the neighborhood, enhancing the development potential of neighboring sites. 

 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have 

been or will be provided. 

 

The development team will be working closely with the Public Works Department and 

various private utilities during the development of the project to ensure that all procedures are 
followed in order to comply with city and other applicable requirements. Underground 

storage/filtration pipes will be installed to help manage storm water on site. 

 

4. Adequate measures have been or will be taken to minimize traffic congestion in the 

public streets. 

 

The proposed PUD will transform the existing collection of unrelated uses into one cohesive 
development. The existing 149-stall surface parking lot is served by five curb cuts. All site 

access for the proposed development will be accommodated by three curb cuts, helping to 

control traffic movement on the site. Parking for the entire block, with the exception of the 
grocery store, will be accommodated in a single underground parking facility. A TDMP has 

been performed for the site and indicates that the existing city infrastructure will be able to 

handle the proposed new traffic demand. 

 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

 

The site falls within the boundaries of the Historic Mills District Master Plan. Last updated in 
2001, the plan was written before the transformation of the area into a residential and cultural 

neighborhood. As such, the Minneapolis Plan for Sustainable Growth provides more 

appropriate guidance. 
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The city block that comprises the PUD is located on Washington Avenue South and Chicago 

Avenue South, both of which are designated Commercial Corridors, calling for high-density 
development (50-120du/ac). The proposed residential development on Lot 3 will yield 122 

du/acre. The proposed PUD will help revitalize both corridors and strengthen the surrounding 

neighborhood. The northern portion of the site falls within the Historic Mills District Activity 

Center; Activity Centers call for “a wide range of commercial, office and residential uses” 
with “busy street life with activity throughout the day and into the evening.” Additionally the 

site is located within a designated Mixed Use neighborhood which calls for a variety of uses 

mixed with residential. The proposed PUD contains a mix of uses including residential, retail, 
grocery, office and hotel. 

 

Specific policies that the proposed development will support include: 

 

a. 1.8: Preserve the stability of the city’s neighborhoods while allowing for increased 

density in order to attract and retain long-term residents and businesses. 

b. 1.8.1: Promote a range of housing types and residential densities, with the highest 
density development concentrated in and along appropriate land use features. 

c. 1.10.5: Encourage the development high-density housing on Commercial Corridors 

d. 1.12.1: Encourage a variety of commercial and residential uses that generate activity 
all day long and into the evening. 

e. 1.12.3: Encourage active uses on the ground floor of buildings in Activity Centers 

f. 1.12.5: Encourage the development of high- to very-high density housing within the 
boundaries of Activity Centers. 

g. 1.12.9: Encourage architectural design, building massing and site plans to create or 

improve public and semi-public spaces in Activity Centers. 

 

6. The conditional use shall, in all other respects, conform to the applicable regulations of 

the district in which it is located. 

 

With the approval of the conditional use permit and site plan review, the development will 

conform to all applicable regulations. 

 

B. Conformance with Required Findings for Planned Unit Developments: 
 

That the planned unit development complies with all of the requirements and the intent and 

purpose of this chapter. In making such determination, the following shall be given primary 

consideration (527.260): 

 

1. The character of the uses in the proposed planned unit development, including in the case of 

residential uses, the variety of housing types and their relationship to other site elements 

and to surrounding development. 

 

The proposed uses within the PUD will consist of restaurant, office, hotel, residential and 
grocery. Al of these uses are appropriate in a downtown mixed-use neighborhood and 

complement each other well. The housing will be comprised of units ranging from studios to 

two-bedroom + den, with the share of studios making up a larger percentage of the mix than 
most recent market-rate apartment projects. The goal is to provide relatively affordable housing 
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for small households. The mix of uses, especially the grocery store, complements high-density 

residential development. 

 

2. The traffic generation characteristics of the proposed planned unit development in relation 

to street capacity, provision of vehicle access, parking and loading areas, pedestrian access, 

bicycle facilities and availability of transit alternatives. 

 

The TDMP performed for this development indicates that sufficient street capacity exists to 

support the vehicular demand. Vehicle access will be funneled into the site via a minimum of 
mid-block curb cuts. The street level uses have been very carefully designed to place active 

uses along the streets, and to screen surface parking from the street to the greatest extent 

feasible. The grocery store and wine/beer store are oriented toward the street with ample 
glazing and pedestrian entrances on both Washington and Chicago. 

 

3. The site amenities of the proposed planned unit development, including the location and 

functions of open space, the preservation or restoration of the natural environment or 

historic features, sustainability and urban design. 

 

The residential users will enjoy generous amenities including a fitness room, club room and a 
large, south-facing amenity terrace with a swimming pool, outdoor fire pits and raised 

vegetable garden beds. The proposed development incrementally increases the amount of 

landscaped area from what currently exists. As part of the development, an existing historic 
resource will be restored. The mix of uses and design of the buildings follow time-honored 

urban design principles of placing housing above street level retail and other active uses. 

 

4. The appearance and compatibility of individual buildings and parking areas in the 

proposed planned unit development to other site elements and to surrounding 

development, including but not limited to building scale and massing, microclimate effects 

of the development, and protection of views and corridors. 

 

The proposed new construction complements the existing turn-of-the-century buildings to 

remain in several ways. The scale, simple massing and regularly-placed windows 

complement the existing industrial buildings on the site. The proposed new construction will 
be set back from the existing historic resource of Thresher Square by 56 feet, preserving 

views of the building. The new amenity terrace is oriented to the southwest to maximaize 

exposure to afternoon sunlight and will be sheltered from north-westerly winter winds by 
adjacent buildings. 

 

5. An appropriate transition area shall be provided between the planned unit development 

and adjacent residential uses or residential zoning that considers landscaping, screening, 

access to light and air, building massing, and applicable policies of the comprehensive plan 

and adopted small area plans. 

 

The height, scale and massing of the new building is in keeping with the neighborhood fabric. 

The new building has been placed to reinforce the urban street wall and to provide space for 

light and air circulation in the center of the block. There are no adjacent residentially zoned 
lots. 
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6. The relation of the proposed planned unit development to existing and proposed public 

facilities, including but not limited to provision for storm water runoff and storage, and 

temporary and permanent erosion control. 

 

The site grading has been designed to capture nearly all storm water that falls on the site. A 

portion of the storm water will be diverted to an underground storage/filtration tank. 

 

7. The consideration, where possible, of sustainable building practices during the construction 

phases and the use of deconstruction services and recycling of materials for the demolition 

phase. 

 

During construction, waste will be recycled off-site to the greatest extent feasible. Based on 
recent project experience, the development team anticipates recycling between 50% and 75% of 

construction waste. 

 

8. That the planned unit development complies with all of the applicable requirements 

contained in Chapter 598, Land Subdivision Regulations. 

 

The properties will be re-platted. 
 

 

C. Authorized Alternatives and Amenities Provided: 

 

Alternatives Requested and Points Required: 

• Establishment of a PUD      10 points 

• Parking maximum for grocery store     0 points 

• Curb cut width on Chicago Ave S and Park Ave S   0 points 

• Loading reduction for residential and hotel uses   0 points 

• Setback reduction for residential (15’ to 10’) and hotel (15’ to 0’) 5 points 

 

• Total         15 Points 

 

Amenities Provided: 

• Historic Preservation:        10 points 

• Decorative or pervious surface for on-site parking, loading, etc. 3 points 

• Decorative fencing:       1 point 

• Recycling Area        1 point 

 

• Total         15 points 

 

 

Alternatives Requested: 

(1) Parking Maximum for a grocery store (59 spaces to 80 spaces): 

a. Practical difficulties exist in complying with the ordinance because of circumstances 

unique to the property. The unique circumstances were not created by persons 

presently having an interest in the property and are not based on economic 

considerations alone. 
The grocery store will be a popular national brand with a cult-like following. Currently, 

no store of this brand exists in Minneapolis but stores do in exist in the surrounding 
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suburbs. It is reasonable to assume that residents of Minneapolis who are fans of the 

brand currently drive to the suburban locations. Once this store opens, it will likely draw 
patrons from a larger area than is typical of grocery stores, requiring more parking than 

neighborhood grocery stores typically do. This will be an asset for the city since 

Minneapolis patrons of the brand will now be able to patronize a Minneapolis location. 

b. The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance 

and the comprehensive plan. 

The intent of the ordinance is to discourage suburban-style auto-centric grocery store 
designs. The design of this store, while accommodating patrons arriving by car, is 

decidedly pedestrian-oriented, with the front of the store facing a commercial corridor 

with the rear of the store adjacent to the parking lot. The increased quantity of parking in 
no way minimized the pedestrian-orientation of the store’s design. 

c. The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 

proposed variance will not be detrimental to the health, safety, or welfare of the 

general public or of those utilizing the property or nearby properties. 

As discussed in earlier findings, the design of the parking lot greatly minimizes its visual 

impact on the surrounding neighborhood compared to conventional surface parking lots, 
thus minimizing any adverse effects the increased parking may have. 

 

(2) Curb cut width on Chicago Avenue and Park Avenue: 

a. Practical difficulties exist in complying with the ordinance because of circumstances 

unique to the property. The unique circumstances were not created by persons 

presently having an interest in the property and are not based on economic 

considerations alone. 
The width of the Chicago Ave curb cut is needed to accommodate the turning movements 

of large tractor-trailer grocery delivery vehicles. The zoning code requires the grocery 

use to provide for loading on site, thus the zoning code effectively mandates a wide curb 
cut for grocery uses. 

b. The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance 

and the comprehensive plan. 
The intent of the ordinance is to facilitate pedestrian safety and comfort. The fact that the 

vehicular entrance is embedded within a fabric building and bridged over by the building 

deprioritizes vehicular access. Vehicles entering and exiting under the building will likely 
perceive this pedestrian orientation and behave with extra care and caution compared to 

conventional open surface parking lots. 

c. The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 

proposed variance will not be detrimental to the health, safety, or welfare of the 

general public or of those utilizing the property or nearby properties. 

 

(3) Loading reduction for residential and hotel uses: 

a. Practical difficulties exist in complying with the ordinance because of circumstances 

unique to the property. The unique circumstances were not created by persons 

presently having an interest in the property and are not based on economic 

considerations alone. 

As stated in other findings, the existing turn-of-the-century buildings on the site have no 
integral parking so the remainder of the site must provide parking for the entire block. 

Underground parking has been maximized, essentially necessitating surface parking. 
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Were it not for the turn-of-the-century existing buildings the design team could increased 

the footprint of the underground parking facility, eliminating the need for surface 
parking. The integration of liner uses along Washington and Chicago further limits the 

flexibility to design the available space to serve all vehicular demands. Unable to 

accommodate all vehicular demands, the design team opted to prioritize off street loading 

for the grocery use in lieu of residential loading which is less frequent and less disruptive. 

b. The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance 

and the comprehensive plan. 
Assuming that the proposed mix of uses and density of development is desirable and 

appropriate for this site (already established in previous findings), the design team has 

utilized  

c. The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 

proposed variance will not be detrimental to the health, safety, or welfare of the 

general public or of those utilizing the property or nearby properties. 
As discussed in earlier findings, the design of the parking lot greatly minimizes its visual 

impact on the surrounding neighborhood compared to conventional surface parking lots, 

thus minimizing any adverse effects the increased parking may have. 

 

(4) Setback reduction for residential (15’ to 10’) and hotel (15’ to 0’) 

a. Practical difficulties exist in complying with the ordinance because of circumstances 

unique to the property. The unique circumstances were not created by persons 

presently having an interest in the property and are not based on economic 

considerations alone. 

The location of the existing buildings relative to the proposed underground parking 
structure requires establishment of a lot line at the eastern face of the Emerson-Newton 

Plow Company building. The result is that the existing windows on that façade have a 

zero setback. 

b. The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance 

and the comprehensive plan. 

To comply with the intent of the zoning code, a legal “no-build” easement will be 
established on the first 15 feet of Lot 3 adjacent to the Emerson-Newton building. The 

windows on the 10 foot residential setback are secondary windows within corner units. 

The primary dwelling unit windows will have much larger setbacks. 

c. The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 

proposed variance will not be detrimental to the health, safety, or welfare of the 

general public or of those utilizing the property or nearby properties. 

The no-build easement will effectively create a 15-foot setback at the hotel; the existing 

windows will remain and the new building will be 56 feet away. The no build easement 

will guarantee that no building in the future may be built closer than 15 feet from the 
hotel. At the residential building, windows are not required on that façade. The proposed 

windows will be a benefit to the occupants regardless of the setback. 
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Amenity Narratives: 

• Historic Preservation: 

The Advance Thresher and Emerson-Newton Plow Company buildings will be rehabilitated 

according to the Secretary of Interior standards. Toward that end, the proposed rehabilitation 

received the approval of the Minneapolis HPC on May 19, 2015. 

 

• Decorative Fencing: 

A 57-foot long section of custom-designed and –fabricated fence will span between the existing 

Emerson-Newton building and the proposed new construction, the primary purpose of which is to 

screen the surface parking from the street. The Cor-ten material of the fence will match the COr-
ten façade of the adjacent new construction and the design will mimic the rhythm of the street 

level façade. Deep Cor-ten posts will create rhythmic bays which will be alternately open and 

filled with metal structures capable of supporting climbing vines. At the base of the fence will be 
a raised planting bed made of brick (matching the adjacent new building façade). The fence 

balances opacity and openness, providing visual screening of the parking lot while allowing 

views through it to provide visual surveillance of the parking lot from the street and vice versa. 

 

• Decorative Paving:  

A combination of stamped & colored concrete and colored concrete with a dense saw-cut pattern 

will be installed on the portions of the paved drive and parking lot that are open to the sky. One 

pattern will be used to identify the through-block drive. This treatment will improve the view of 
the paved court for the users and inhabitants of the surrounding buildings with views of the 

interior court. 

 

• Recycling Area: A dedicated chute for comingled recyclables will be provided with chute access 

on each residential level. The recycling chute will be located adjacent to the trash chute; this 

configuration is most convenient for residents, yielding a high rate of participation in recycling. 

Recyclables will be collected in large bins in the ground floor trash/recycling room. 

 

D. Conditional Use Permit to establish a surface parking lot within the downtown parking overlay 

district (525.340) 

 

1. The establishment, maintenance or operation of the conditional use will not be 

detrimental to or endanger the public health, safety, comfort or general welfare. 

 

The proposed parking lot has been carefully designed to mitigate its visibility from the street 

and from views from the surrounding buildings. A liner of active uses screens all but 112 

linear feet of the parking lot (excluding required entrances and exits) and the entirety of the 

112 feet will be screened by architectural walls and a decorative fence. This is a vast 
improvement over the existing surface parking lot which is exposed to the street along its 

511-foot perimeter. Of the 80 surface stalls provided only half will be open to the sky, with 

the other half covered by the new building. The maximum feasible amount of underground 
parking will be provided, exemplifying that surface parking is not being utilized as a cost-

saving measure but out of necessity to provide the number of stalls required by existing 

leases, the future grocery store lease and typical market quantities for market-rate housing. 

Were it not for the existing buildings on the site (built before the widespread use of 
automobiles), the development team would have expanded the footprint of the underground 

facility. 
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2. The conditional use will not be injurious to the use and enjoyment of other property in 

the vicinity and will not impede the normal and orderly development and improvement 

of surrounding property for uses permitted in the district. 

Due to the extensive screening with active uses and architectural features, the parking lot will 

be largely invisible from adjacent properties and will not be a detriment to their future 

development. 

 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have 

been or will be provided. 

 

The parking lot will be graded to funnel all storm water to the interior of the site. No storm 

water generated on site will be directed over sidewalks or into gutters. All storm water will be 
directed to the municipal storm sewer, presenting an improvement over the existing 

conditions. 

 

4. Adequate measures have been or will be taken to minimize traffic congestion in the 

public streets. 

 

The TDMP performed for this development indicates that sufficient street capacity exists to 
support the vehicular demand. Vehicle access will be funneled into the site via a minimum of 

mid-block curb cuts. 

 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

 

The comprehensive plan encourages high density development with a wide range of uses for 

the site and the proposed development provides that. These uses require parking in order to 
be economically viable. Underground parking has been maximized to the greatest extent 

feasible. Were it not for the existing buildings on the site, the footprint of the underground 

parking facility would be expanded to accommodate all economically required parking. 

 

6. The conditional use shall, in all other respects, conform to the applicable regulations of 

the district in which it is located. 

 

The design of the surface parking lot conforms to all other regulations including visual 

screening and storm water management. 

 

 

E. Increase the number of surface parking spaces in the DP Downtown Parking Overlay District 

from 20 to 40 
 

A variance may be granted from the regulations of the zoning code only when the applicable board, 

commission, or council makes each of the following findings based upon the evidence presented to it 

in each specific case (525.500): 

 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique 

to the property. The unique circumstances were not created by persons presently having 

an interest in the property and are not based on economic considerations alone. 
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The existence of the existing buildings limits the extent of underground parking that may be 

provided. Underground parking has been maximized to the greatest extent feasible. The density 
of development proposed, which is encouraged by the Minneapolis Plan for Sustainable Growth, 

requires more parking than can be provided underground. The amount of parking proposed is the 

least that is needed in order for the development to be economically viable. 

 

2. The property owner or authorized applicant proposes to use the property in a reasonable 

manner that will be in keeping with the spirit and intent of the ordinance and the 

comprehensive plan. 

 

Great care has been taken to minimize the visual impact of the parking and to provide active 

uses along the street. The overall development is highly pedestrian oriented. 
 

 

3. The proposed variance will not alter the essential character of the locality or be injurious to 

the use or enjoyment of other property in the vicinity. If granted, the proposed variance 

will not be detrimental to the health, safety, or welfare of the general public or of those 

utilizing the property or nearby properties. 

 
The proposed parking lot is a vast improvement over the existing parking lot. The number of 

curb cuts has been greatly reduced, enhancing pedestrian comfort and safety. The lot is located 

toward the interior of the site with buildings and other architectural elements around the 
perimeter, minimizing its visibility. 

 

 

F. Increase the height of a fence located within five feet of a public sidewalk from the maximum of 6 

feet to 12 feet. 

 

A variance may be granted from the regulations of the zoning code only when the applicable board, 

commission, or council makes each of the following findings based upon the evidence presented to it 

in each specific case (525.500): 

 

4. Practical difficulties exist in complying with the ordinance because of circumstances unique 

to the property. The unique circumstances were not created by persons presently having 

an interest in the property and are not based on economic considerations alone. 

 
The taller fence is not required for security, economy or any other purpose solely in the 

developer’s interest. Rather, the increased height will cost more to build. The height will make 

the fence more visually appealing by matching the datum of the adjacent building. Matching this 
datum makes the fence and building appear more unified. 

 

5. The property owner or authorized applicant proposes to use the property in a reasonable 

manner that will be in keeping with the spirit and intent of the ordinance and the 

comprehensive plan. 

 

The intent of the ordinance is to mitigate the visual and functional detriments of most fences. 
The proposed custom-designed fence, however, will be a visual asset. 

 

 

6. The proposed variance will not alter the essential character of the locality or be injurious to 

the use or enjoyment of other property in the vicinity. If granted, the proposed variance 
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will not be detrimental to the health, safety, or welfare of the general public or of those 

utilizing the property or nearby properties. 

 

The proposed fence is designed to visually screen the adjacent surface parking while providing 

enough openness to allow views between the parking lot and the street which will serve to make 

both spaces safer and more secure. 
 

 

SITE PLAN REVIEW 
 

 The Applicant respectfully requests approval of Site Plan Review on the basis of the following 

findings, as required by Section 530.70: 
 

(1) Conformance to all applicable standards of chapter 530. 

 

Building Placement: 
The placement of the new building will reinforce the street wall; it matches the street wall created by the 

existing turn-of-the-century buildings on the site. Active uses with generous glazing will line the entirety 

of the new building’s Washington Avenue facade, the vast majority of the Chicago Avenue façade, 
wrapping around the corner onto 3rd St. Multiple pedestrian entrances are distributed evenly along all 

building facades. Different street level uses are architecturally differentiated with varying exterior 

materials, providing additional street level vibrancy. The street level of the buildings to remain will be 
largely untouched with the exception of the Advance Thresher building which will receive new window 

awnings and historically appropriate signage. All existing windows and doors will be maintained. The 

street level spaces of Advance Thresher will be reprogrammed with a restaurant at the corner of the Park 

Ave and 3rd St and a hotel lobby at the corner of Park and the alley. Both of these uses are more active 
than the current office uses and will improve natural surveillance. 

 

Building Design: 
A: Building walls: 

The street level facades on all sides of the new building will be provided with architectural detail in 

the form of windows, recessed pedestrian entrances, awnings and a variety of durable materials 

including brick, Cor-ten steel panels and colorful Nichiha panels. The upper stories will be articulated 
with windows and balconies and clad in durable anodized aluminum pressed metal panels. The 

longest building façade, facing Chicago, will feature a prominent building recess near the center of 

the façade. 
 

B: Entrances, windows and active functions: 

(1) Residential: the primary residential entrance is clearly defined with recessed doors and a 
decorative canopy. Windows on the upper levels are of vertical proportion and are distributed 

evenly. Window quantities are well above minimum requirements. 

(2) Nonresidential Uses: Multiple entrances are distributed along all three public facades. First 

floor glazing quantities and frequencies are well in excess of required minimums with the 
exception of the wine & beer store located on the corner. The Washington Ave façade of this 

use greatly exceeds minimum glazing requirements. The Chicago Avenue façade is 81’-6” 

long of which 15’ of length is compliant glazing with no shelving above 4’-0” above grade; 
11’-6” of this façade is fully-glazed doors with sidelights. The total length of glazing is 

32.5%. The remainder of the Chicago Ave frontage is animated with multicolored Nichiha 

cladding and non-compliant clerestory windows, helping to animate this wall and provide 
visual interest. 
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(3) Ground floor active functions: Active functions comprise 100% of the Washington Ave 

façade, 82% of the Chicago façade and 41% of the 3rd St façade. 
C: Roofs are flat with parapets, in keeping with the surrounding commercial buildings 

D: A portion of the street level parking fronts 3rd St. The frontage along the building is provided 

with regularly-distributed openings infilled with decorative metal screens. 

E: The only exception that may be need is the Chicago Ave façade of the wine/beer store due to 
the fact that glazed doors are not considered compliant glazing. An exception should be granted 

due to the difficulty of providing a greater quantity of compliant glazing. The corner location 

means that 50% of the store’s perimeter fronts public streets. A more typical storefront space with 
only one exposure provides a much greater proportion of walls along which shelving can be 

located. The design of this corner retail space has been carefully crafted to provide maximum 

compliant glazing while maintaining an economically feasible quantity of shelving. 
 

Access and Circulation: 

• All building entrances are directly on the public sidewalk. 

• Vehicular access: curb cuts have been minimized to the greatest extent possible. The existing 

buildings on the site limit design flexibility. 

o The wide curb cut on Chicago Ave is required to accommodate the turning radius of 
tractor trailer trucks entering the complex. 

o The two adjacent curb cuts on Park Avenue are a result of the locations of the existing 

buildings and the limited space between them. The fact that Park Ave is one way 
minimizes the potential conflict between vehicles utilizing the two curb cuts. Further 

minimizing vehicle conflicts is the fact that the hotel drop off area is anticipated to have 

rather limited use. Patron vehicles will be prohibited from travelling through-block 
between Park and Chicago; only delivery vehicles will be able travel through-block from 

Chicago to Park. 

 

  
  

 

 

(2) Conformance to all applicable regulations of this zoning ordinance and is consistent with the 

applicable policies of the comprehensive plan and applicable small area plans adopted by the 

city council.  

 
The proposed uses are all permitted uses in the B4N district. The Site Plan is designed in accordance 

with all requirements of the Minneapolis Code of Ordinances, the Minnesota State Building Code and 

other applicable law. See Finding A for a discussion of consistency with the comprehensive plan. 
 



 

  
  

 

 

 

June 11, 2015 
 
Washington and Chicago Subdivision Findings 
 

(1) The subdivision for proposed Washington and Chicago Project is in conformance with 
these land subdivision regulations, the applicable regulations of the zoning ordinance 
and policies of the comprehensive plan. 

 
(2) The subdivision for proposed Washington and Chicago Project will not be injurious to 

the use and enjoyment of other property in the immediate vicinity, nor be detrimental 
to present and potential surrounding land uses, nor add substantially to congestion in 
the public streets. 
 

(3) All land intended for building sites as part of the Washington and Chicago Project can be 
used safely without endangering the residents or users of the subdivision or the 
surrounding area because of flooding, erosion, high water table, soil conditions, 
improper drainage, steep slopes, rock formations, utility easements or other hazard. 
 

(4) The lot arrangement as part of the Washington and Chicago Project are such that there 
will be no foreseeable difficulties, for reasons of topography or other conditions, in 
securing building permits and in providing driveway access to buildings on such lots 
from an approved street. Each lot created through subdivision is suitable in its natural 
state for the proposed use with minimal alteration. 
 

(5) The subdivision for proposed Washington and Chicago Project makes adequate provision 
for stormwater runoff, and temporary and permanent erosion control in accordance 
with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of 
stormwater runoff from the site after development will not exceed the amount 
occurring prior to development. 
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A  3.1 EXTERIOR ELEVATIONS ● ● ●

A  3.2 EXTERIOR ELEVATIONS ● ● ●

A  3.3 EXTERIOR ELEVATIONS ● ●

A  3.4 EXTERIOR ELEVATIONS ● ●

A  3.5 EXTERIOR ELEVATIONS ●

A  3.6 EXTERIOR ELEVATIONS - B+W ●

A  3.7 EXTERIOR ELEVATION - B+W ●

A  3.8 EXTERIOR ELEVATIONS - B+W ●

A  3.9 EXTERIOR ELEVATIONS - B+W ●

HOTEL ARCHITECTURAL

0.0 COVER

A 1.1 FLOOR PLAN - LEVEL 1 ●

A 1.4 FLOOR PLAN - LEVEL 4

A 1.5 FLOOR PLAN - LEVEL 5 EAST

A 1.6 FLOOR PLAN - LEVEL 5 EAST AND 6 WEST

A 1.7 FLOOR PLAN - LEVEL 6 WEST AND LEVEL 7
EAST

A 1.8 FLOOR PLAN - ROOF LEVEL

A 5.1 EXTERIOR ELEVATIONS ●

A 5.3 EXTERIOR VIEWS

AD.1 EXIST/DEMO PLAN - LEVEL 1

AD.2 EXIST/DEMO FLOOR PLAN - LEVEL 2

AD.3 EXIST/DEMO FLOOR PLAN - LEVEL 3

AD.4 EXIST/DEMO FLOOR PLAN - LEVEL 4

AD.5 EXIST/DEMO FLOOR PLAN - LEVEL 5

AD.6 EXIST/DEMO FLOOR PLAN - LEVEL 5 WEST
AND 6 EAST

AD.7 EXIT/DEMO FLOOR PLAN - LEVEL 6 WEST
AND 7 EAST

AD.8 EXIST/DEMO FLOOR PLAN - MEZZANINE
LEVEL 6 AND 7

AD.9 EXIST/DEMO PLAN - ROOF LEVEL

P 1.1 PERSPECTIVE - EXIST/DEMO

P 1.2 PERSPECTIVES - PROPOSED
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A2.2T LEVEL 3 REFLECTED CEILING PLAN NORTH

GENERAL INFORMATION

T1.1 TITLE SHEET ● ● ●

T1.2 PURPOSE AND VISION ●

V1.0 SURVEY ● ●

CIVIL

C1.0 EXISTING CONDITIONS ● ●

C1.1 PRELIMINARY PLAT ● ●

C2.0 SITE PLAN ● ●

C2.1 TRUCK MOVEMENT ●

C3.0 GRADING PLAN ● ●

C4.0 UTILITY PLAN ● ●

C5.0 DETAILS ● ●

C5.1 DETAILS ● ●

C6.0 SIGNAGE PLAN ●

LANDSCAPE

L1.0 LANDSCAPE PLAN - GROUND LEVEL ● ●

L2.0 LANDSCAPE PLAN - SECOND LEVEL ● ●

ARCHITECTURAL

A3.10 EXTERIOR ELEVATIONS - B+W ●

A 0.0 CONTEXT AERIAL ● ●

A 0.1 EXISTING SITE PHOTOGRAPHS ● ●

A 0.2 EXISTING SITE PHOTOGRAPHS ● ●

A 0.3 DESIGN PERSPECTIVES ●

A 0.4 DESIGN PERSPECTIVES ●

A 0.5 DESIGN PERSPECTIVES ●

A 0.6 DESIGN PERSPECTIVES ●

A 0.7 DESIGN PERSPECTIVES ●

A 0.8 DESIGN PERSPECTIVES ●

A 0.9 DESIGN PERSPECTIVES ●

A 0.10 SHADOW STUDIES ●

A 0.11 MATERIALS ●

A 1.0 PAVING / LIGHTING PLAN ●

A  1.1 MINUS 2 PLAN ● ●

A  1.2 MINUS 1 PLAN ● ●

A  1.3 STREET LEVEL PLAN ● ● ●

A  1.4 LEVEL 2 PLAN ● ●

A  1.5 LEVELS 3-6 PLAN ● ●

BUILDING AREAS

GROSS FLOOR AREA (ZONING)

Level Area Type Area

STREET LEVEL RESIDENTIAL 25,497 SF

LEVEL 2 RESIDENTIAL 32,179 SF

LEVEL 3 RESIDENTIAL 32,174 SF

LEVEL 4 RESIDENTIAL 32,174 SF

LEVEL 5 RESIDENTIAL 32,174 SF

LEVEL 6 RESIDENTIAL 32,174 SF

LEVEL 6 - MEZZANINE RESIDENTIAL 21,922 SF

TOTAL GROSS FLOOR AREA 208,294 SF

GROSS FLOOR AREA - BASEMENT (NOT INCLUDED IN ZONING)

Level Area Type Area

MINUS 2 PARKING 53,410 SF

MINUS 1 OVERALL PARKING 59,810 SF

STREET LEVEL PARKING 2,004 SF

TOTAL GROSS FLOOR AREA - BASEMENT 115,223 SF

PARKING SCHEDULE

Description Count Comments

MINUS 2

ACCESSIBLE STALL 8x18 5

COMPACT STALL 8 6x15 1

COMPACT STALL 8x17 6

COMPACT STALL 8x18 14

STANDARD STALL 107

133

MINUS 1 OVERALL

ACCESSIBLE STALL 8x18 5

COMPACT STALL 8 6x15 1

COMPACT STALL 8x18 23

STANDARD STALL 121

150

STREET LEVEL

ACCESSIBLE STALL 8x18 4

COMPACT STALL 8x15 11

COMPACT STALL 8x18 12

STANDARD STALL 52

79

PARKING TOTAL 362

PARKING

SIGNAGE

No . D escrip tion Date
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233 Park Ave South
Minneapolis, MN 55415

Architect: Elness Swenson Graham Architects Inc.
500 Washington Ave. South, Suite 1080
Minneapolis, MN  55415
Ph:  612-339-5508
Fx:  612-339-5382

Landscape:     T.B.D.

Contractor: T.B.D.

Civil: T.B.D.

Mechanical, T.B.D.
Electrical,
Plumbing Engineers:

Structural Engineer: Meyer Borgman Johnson Structural Engineers
510 Marquette Avenue S. #900
Minneapolis, MN 55402

MINNEAPOLIS, MN

Vicinity

Site Location
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A  3.1 EXTERIOR ELEVATIONS ● ● ●

A  3.2 EXTERIOR ELEVATIONS ● ● ●

A  3.3 EXTERIOR ELEVATIONS ● ●

A  3.4 EXTERIOR ELEVATIONS ● ●

A  3.5 EXTERIOR ELEVATIONS ●

A  3.6 EXTERIOR ELEVATIONS - B+W ●

A  3.7 EXTERIOR ELEVATION - B+W ●

A  3.8 EXTERIOR ELEVATIONS - B+W ●

A  3.9 EXTERIOR ELEVATIONS - B+W ●

A  3.10 EXTERIOR ELEVATIONS - B+W ●

HOTEL ARCHITECTURAL

0.0 COVER

A 1.1 FLOOR PLAN - LEVEL 1 ●

A 1.4 FLOOR PLAN - LEVEL 4

A 1.5 FLOOR PLAN - LEVEL 5 EAST

A 1.6 FLOOR PLAN - LEVEL 5 EAST AND 6 WEST

A 1.7 FLOOR PLAN - LEVEL 6 WEST AND LEVEL 7
EAST

A 1.8 FLOOR PLAN - ROOF LEVEL

A 5.1 EXTERIOR ELEVATIONS ●

A 5.3 EXTERIOR VIEWS

AD.1 EXIST/DEMO PLAN - LEVEL 1

AD.2 EXIST/DEMO FLOOR PLAN - LEVEL 2

AD.3 EXIST/DEMO FLOOR PLAN - LEVEL 3

AD.4 EXIST/DEMO FLOOR PLAN - LEVEL 4

AD.5 EXIST/DEMO FLOOR PLAN - LEVEL 5

AD.6 EXIST/DEMO FLOOR PLAN - LEVEL 5 WEST
AND 6 EAST

AD.7 EXIT/DEMO FLOOR PLAN - LEVEL 6 WEST
AND 7 EAST

AD.8 EXIST/DEMO FLOOR PLAN - MEZZANINE
LEVEL 6 AND 7

AD.9 EXIST/DEMO PLAN - ROOF LEVEL

P 1.1 PERSPECTIVE - EXIST/DEMO

P 1.2 PERSPECTIVES - PROPOSED
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A2.2T LEVEL 3 REFLECTED CEILING PLAN NORTH

GENERAL INFORMATION

T1.1 TITLE SHEET ● ● ●

T1.2 PURPOSE AND VISION ●

V1.0 SURVEY ● ●

CIVIL

C1.0 EXISTING CONDITIONS ● ●

C1.1 PRELIMINARY PLAT ● ●

C2.0 SITE PLAN ● ●

C2.1 TRUCK MOVEMENT ●

C3.0 GRADING PLAN ● ●

C4.0 UTILITY PLAN ● ●

C5.0 DETAILS ● ●

C5.1 DETAILS ● ●

C6.0 SIGNAGE PLAN ●

LANDSCAPE

L1.0 LANDSCAPE PLAN - GROUND LEVEL ● ●

L2.0 LANDSCAPE PLAN - SECOND LEVEL ● ●

ARCHITECTURAL

A 0.0 CONTEXT AERIAL ● ●

A 0.1 EXISTING SITE PHOTOGRAPHS ● ●

A 0.2 EXISTING SITE PHOTOGRAPHS ● ●

A 0.3 DESIGN PERSPECTIVES ●

A 0.4 DESIGN PERSPECTIVES ●

A 0.5 DESIGN PERSPECTIVES ●

A 0.6 DESIGN PERSPECTIVES ●

A 0.7 DESIGN PERSPECTIVES ●

A 0.8 DESIGN PERSPECTIVES ●

A 0.9 DESIGN PERSPECTIVES ●

A 0.10 SHADOW STUDIES ●

A 0.11 MATERIALS ●

A 1.0 PAVING / LIGHTING PLAN ●

A  1.1 MINUS 2 PLAN ● ●

A  1.2 MINUS 1 PLAN ● ●

A  1.3 STREET LEVEL PLAN ● ● ●

A  1.4 LEVEL 2 PLAN ● ●

A  1.5 LEVELS 3-6 PLAN ● ●

A  1.6 MEZZANINE PLAN/ROOF PLAN ●

BUILDING AREAS

TRUE

NORTH

GROSS FLOOR AREA (ZONING)

Level Area Type Area

STREET LEVEL RESIDENTIAL 25,497 SF

LEVEL 2 RESIDENTIAL 32,179 SF

LEVEL 3 RESIDENTIAL 32,174 SF

LEVEL 4 RESIDENTIAL 32,174 SF

LEVEL 5 RESIDENTIAL 32,174 SF

LEVEL 6 RESIDENTIAL 32,174 SF

LEVEL 6 - MEZZANINE RESIDENTIAL 21,922 SF

TOTAL GROSS FLOOR AREA 208,294 SF

GROSS FLOOR AREA - BASEMENT (NOT INCLUDED IN ZONING)

Level Area Type Area

MINUS 2 PARKING 53,410 SF

MINUS 1 OVERALL PARKING 59,810 SF

STREET LEVEL PARKING 2,004 SF

TOTAL GROSS FLOOR AREA - BASEMENT 115,223 SF

PARKING SCHEDULE

Description Count Comments

MINUS 2

ACCESSIBLE STALL 8x18 5

COMPACT STALL 8 6x15 1

COMPACT STALL 8x17 6

COMPACT STALL 8x18 14

STANDARD STALL 107

133

MINUS 1 OVERALL

ACCESSIBLE STALL 8x18 5

COMPACT STALL 8 6x15 1

COMPACT STALL 8x18 23

STANDARD STALL 121

150

STREET LEVEL

ACCESSIBLE STALL 8x18 4

COMPACT STALL 8x15 11

COMPACT STALL 8x18 12

STANDARD STALL 52

79

PARKING TOTAL 362

PARKING

SIGNAGE

No . D escrip tion Date
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SIGN

CATCH BASIN

ELECTRIC BOX

WATER VALVE

HYDRANT

STORM MANHOLE

SANITARY SEWER

STORM SEWER

WATERMAIN

CONCRETE

LIGHT 

UNDERGROUND ELECTRIC

GASMAIN

FENCE

POWER POLE

UNDERGROUND TELEPHONE

OVERHEAD ELECTRIC

WATER VALVE ELECTRIC MANHOLE

BOLLARD

(NO PARKING) STRIPE 

SANITARY MANHOLE

FOUND IRON PIPE

FOUND MAG NAIL

TRAFFIC LIGHT

WROUGHT IRON FENCE

HAND HOLE

UNKNOWN MANHOLE

TELEPHONE MANHOLE

HEXAGONAL SAN. STRUCTURE

HEXAGONAL STORM STRUCTURE

FIRE HOOKUP AT BUILDING

GAS VALVE

PARKING METER

MAILBOX

TOP BACK OF CURBTC/B612/B624

CONCRETE WALL-TOPCWT

CONCRETE WALL-BOTTOMCWB

EXISTING ELEVATION

AIR CONDITIONER

CABLE BOX
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I hereby certify that this document was

prepared by me or under my direct supervision

and that I am a duly licensed

under the laws of the State of Minnesota

Signature

Typed or Printed Name

License # Date

ORIGINAL ISSUE:

REVISIONS

EMK MK

2/25/15

MAIN

FAX

233 Park Ave S, Ste 300

Minneapolis, MN 55415

612.758.3080

612.758.3099

www.alliant-inc.com

5/22/15

02/25/15

WASHINGTON & CHICAGO

WASHINGTON &
CHICAGO
Minneapolis, MN

No. Description Date

THRESHER SQUARE

520 NICOLLET MALL, SUITE 200
MINNEAPOLIS, MN 55402

PH: 612-977-3500
WWW.DLRGROUP.COM

5/22/2015
LAND USE

APPLICATION

EXISTING CONDITIONS

C-1.0

Land Surveyor

PARCEL 1:
The Northwesterly 72 feet of the Southeasterly 144 feet of Lot 13, Block 45, Town of Minneapolis, Hennepin
County, Minnesota.

PARCEL 2:
All those parcels of land in Block 45, Town of Minneapolis described as follows:

That portion of Lots 2 and 12 lying Southeasterly of a line 88 feet Southeasterly of and parallel with the
Northwesterly line of said Block 45;

Lot 3;

The rear or Northwesterly 21.09 feet of Lot 13;

Lot 4 except the Southeasterly 28 feet thereof, front to rear, Block 45, Town of Minneapolis, Hennepin County,
Minnesota.

Together with an easement for driveway over the Northwesterly 8 feet, front to rear of said Southeasterly 28 feet of
said Lot 4.

PARCEL 3:
INTENTIONALLY DELETED

PARCEL 4:
All that part of Lot 13, Block 45, Town of Minneapolis, Hennepin County, Minnesota, which lies northwesterly of
the southeasterly 144 feet thereof, and which lies southeasterly of the northwesterly 21.09 feet of said Lot 13.

PARCEL 5:
Lot 1, Block 45; and also those portions of Lots 2 and 12, said Block 45, which lie northwesterly of a line 88 feet
southeasterly of and parallel with the northwesterly line of said Block 45, Town of Minneapolis, Hennepin County,
Minnesota.

Parcels 1 and 2 are Torrens Property, Certificate of Title No. 1082261
Parcel 3 is Abstract Property
Parcels 4 and 5 are Torrens Property, Certificate of Title No. 1139768.5

PARCEL 1:
Tract A:
All of Lots 9, 10, and 11, Block 45, Town of Minneapolis, Hennepin County, Minnesota.

Tract B:
That part of Lot 14, Block 45, lying Northwesterly of the Southeasterly 135 feet of said lot, Hennepin County,
Minnesota.

Abstract and Torrens Property
Abstract Property (Tract A)
Torrens Property (Tract B)
Torrens Certificate No. 1192495

PARCEL 2:
Tract A:
Lots 6, 7 and Southeasterly 135 feet of Lot 14, Block 45, Town of Minneapolis, according to the recorded plat
thereof, Hennepin County, Minnesota.

Tract B:
Lot 8, Block 45, Town of Minneapolis, according to the recorded plat thereof, Hennepin County, Minnesota.

Abstract and Torrens Property
Abstract Property (Parcel B)
Torrens Property( Parcel A)
Torrens Certificate No. 1077014

PARCEL 4:
Lot 5 and the Southeasterly 72 feet of Lot 13, Block 45, Town of Minneapolis, according to the plat thereof on file
or of recorded in the Office of the Register of Deeds in and for said Hennepin County, Minnesota.

PARCEL 5:
The Southeasterly 28 feet of Lot 4 front to rear, Block 45, Town of Minneapolis, according to
the plat thereof on file or of record in the office of the Register of Deeds in and for said
Hennepin County, Minnesota, Together with an easement for driveway over the
Northwesterly 8 feet of the Southeasterly 36 feet of said Lot 4, front to rear.

Hennepin County, Minnesota
Torrens Property (Parcels 3, 4 and 5)
Torrens Certificate No. 729749

1. Property descriptions are from ALTA surveys by Alliant Engineering, Inc. dated March 7, 2013 for the Case &
Grainger buildings and December 17, 2014 (review copy) for the Thresher Square building.

2. The locations of underground utilities are depicted based on information from Gopher State One Call system
for a “Boundary Survey locate”. The information was provided by a combination of available maps, proposed
plans or city records and field locations which may not be exact. Verify all utilities critical to construction or design.

3. The Northwest line of Block 45, Town of Minneapolis is assumed to have a bearing of N35°00'00"E.

4. All distances are in feet.

5. The area of the above described property is 109,610 square feet or 2.516 acres.

6. Benchmark 1: Top Nut of Hydrant located at the southeast corner of Park Avenue and Washington Avenue has
an elevation of 827.02 feet NGVD 29.

7. Benchmark 2: Top Nut of Hydrant located at the southwest corner of Chicago Avenue and Washington Avenue
has an elevation of 824.33 feet NGVD 29.
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I hereby certify that this document was

prepared by me or under my direct supervision

and that I am a duly licensed

under the laws of the State of Minnesota

Signature

Typed or Printed Name

License # Date
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5/22/15

02/25/15

WASHINGTON & CHICAGO

WASHINGTON &
CHICAGO
Minneapolis, MN

No. Description Date

THRESHER SQUARE

520 NICOLLET MALL, SUITE 200
MINNEAPOLIS, MN 55402

PH: 612-977-3500
WWW.DLRGROUP.COM

5/22/2015
LAND USE

APPLICATION

PRELIMINARY PLAT

C-1.1

Land Surveyor

FX 612-332-8119

MINNEAPOLIS, MN 55415

SHERMAN ASSOCIATES
233 PARK AVENUE SOUTH, SUITE 201

CONTACT: TONY J. KUECHLE
PH 612-604-0852

EMAIL: TKUECHLE@SHERMAN-ASSOCIATES.COM



WASHINGTON  AND  CHICAGO
KNOW ALL PERSONS BY THESE PRESENTS:  That 233 Park LLC, a Minnesota limited liability company, and Thresher Acquisition LLC, owners of the following described property situated in the City of
Minneapolis, County of Hennepin, State of Minnesota, to wit:

All of Lots 9, 10, and 11, Block 45, Town of Minneapolis, Hennepin County, Minnesota;

AND

That part of Lot 14, Block 45, lying Northwesterly of the Southeasterly 135 feet of said lot, Hennepin County, Minnesota;

AND

Lots 6, 7 and Southeasterly 135 feet of Lot 14, Block 45, Town of Minneapolis, according to the recorded plat thereof, Hennepin County, Minnesota;

AND

Lot 8, Block 45, Town of Minneapolis, according to the recorded plat thereof, Hennepin County, Minnesota;

AND

Lot 5 and the Southeasterly 72 feet of Lot 13, Block 45, Town of Minneapolis, according to the plat thereof on file or of record in the Office of the Register of Deeds in and for said Hennepin County, Minnesota;

AND

The Southeasterly 28 feet of Lot 4 front to rear, Block 45, Town of Minneapolis, according to the plat thereof on file or of record in the office of the Register of Deeds in and for said
Hennepin County, Minnesota;

AND

The Northwesterly 72 feet of the Southeasterly 144 feet of Lot 13, Block 45, Town of Minneapolis;

AND

All those parcels of land in Block 45, Town of Minneapolis described as follows:

That portion of Lots 2 and 12 lying Southeasterly of a line 88 feet Southeasterly of and parallel with the Northwesterly line of said Block 45;

Lot 3;

The rear or Northwesterly 21.09 feet of Lot 13;

Lot 4 except the Southeasterly 28 feet thereof, front to rear, Block 45, Town of Minneapolis;

AND

All that part of Lot 13, Block 45, Town of Minneapolis, which lies northwesterly of the southeasterly 144 feet thereof, and which lies southeasterly of the northwesterly 21.09 feet of said Lot 13;

AND

Lot 1, Block 45, Town of Minneapolis; also those portions of Lots 2 and 12, said Block 45, which lie northwesterly of a line 88 feet southeasterly of and parallel with the northwesterly line of said Block 45.

Have caused the same to be surveyed and platted as ________________________________________________ and do hereby dedicate to the public for public use forever the public ways and the easements for
drainage and utility purposes as shown on this plat.

In witness whereof said 233 Park LLC, a Minnesota limited liability company, has caused these presents to be signed by its proper officer this ______ day of ____________________, 201___.

Signed: 233 Park LLC

__________________________________________________
Chief Manager

STATE OF MINNESOTA

COUNTY OF ______________________________________

The foregoing instrument was acknowledged before me on this ____day of ________________, 201___ by _____________________________________, Chief Manager of 233 Park LLC, a Minnesota limited liability
company.

__________________________________________________

__________________________________________________

Printed Name

Notary Public, _____________________________________  County, Minnesota       

My Commission Expires ____________________________

In witness whereof said Thresher Acquisition LLC, a Minnesota limited liability company, has caused these presents to be signed by its proper officer this ______ day of ____________________, 201___.

Signed: Thresher Acquisition LLC

__________________________________________________
Chief Manager

STATE OF MINNESOTA

COUNTY OF ______________________________________

The foregoing instrument was acknowledged before me on this ____day of ________________, 201___ by _____________________________________, Chief Manager of Thresher Acquisition LLC, a Minnesota
limited liability company.

__________________________________________________

__________________________________________________

Printed Name

Notary Public, _____________________________________  County, Minnesota       

My Commission Expires ____________________________

I Dennis B. Olmstead do hereby certify that this plat was prepared by me or under my direct supervision; that I am a duly Licensed Land Surveyor in the State of Minnesota; that this plat is a correct
representation of the boundary survey; that all mathematical data and labels are correctly designated on this plat; that all monuments depicted on this plat have been, or will be correctly set within one year; that
all water boundaries and wet lands, as defined in Minnesota Statutes, Section 505.01, Subd. 3, as of the date of this certificate are shown and labeled on this plat; and all public ways are shown and labeled on
this plat.

Dated this ________ day of ______________________, 201___.

__________________________________________________
Dennis B. Olmstead, Licensed Land Surveyor,
Minnesota License No. 18425

STATE OF MINNESOTA
COUNTY OF HENNEPIN

This instrument was acknowledged before me on this _____ day of _________________, 201___, by Dennis B. Olmstead.

___________________________________________________

___________________________________________________
Printed Name

Notary Public, _______________________________ County, Minnesota 

My Commission Expires _____________________________

MINNEAPOLIS, MINNESOTA

I, The Secretary of the Planning Commission of the City of Minneapolis, Minnesota, do hereby certify that on this _______  day of ___________________, 201___, the City of Minneapolis acting by and through its

City Planning Commission duly approved this plat of ______________________________________, and duly authorized such action of the Commission by its Secretary. The prescribed ten-day period for appeal

has elapsed without receipt of an appeal, as provided by Title 22, Section 598.320 of the Minneapolis Code of Ordinances.

___________________________________________________
Secretary of Planning Commission

MINNEAPOLIS, MINNESOTA

I hereby certify that this plat of _____________________________ was approved by the City Planning Commission of the City of Minneapolis at a meeting thereof held this _______  day of ___________________,

201___. If applicable, the written comments and recommendations of the Commissioner of Transportation and the County Highway Engineer have been received by the City or the prescribed 30 day period has

elapsed without receipt of such comments and recommendations, as provided by Minnesota Statutes, Section 505.03, Subd. 2.

CITY CLERK OF MINNEAPOLIS, MINNESOTA

___________________________________________________
Assistant City Clerk

RESIDENT AND REAL ESTATE SERVICES, Hennepin County, Minnesota

I hereby certify that taxes payable in 201___ and prior to years have been paid for land described on this plat dated this __________ day of _________________________, 201___.

Mark V. Chapin, County Auditor

by _____________________________________________, Deputy

SURVEY DIVISION
Hennepin County, Minnesota

Pursuant to MINN. STAT. Sec. 383B.565 (1969), this plat has been approved this _____ day of _____________________, 201___.

Chris F. Mavis, County Surveyor

by _____________________________________________

REGISTRAR OF TITLES
Hennepin County, Minnesota

I hereby certify that the within plat of ____________________________________ was filed in this office this _______ day of ________________________, 201___, at _____ o'clock ___ .M.

Martin McCormick, Registrar of Titles

by _____________________________________________, Deputy

COUNTY RECORDER
Hennepin County, Minnesota

I hereby certify that the within plat of ____________________________________ was recorded in this office this _______ day of ________________________, 201___, at _____ o'clock ___ .M.

Martin McCormick, County Recorder

by _____________________________________________, Deputy
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WASHINGTON & CHICAGO

WASHINGTON &
CHICAGO
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No. Description Date

THRESHER SQUARE

520 NICOLLET MALL, SUITE 200
MINNEAPOLIS, MN 55402

PH: 612-977-3500
WWW.DLRGROUP.COM

6/29/15
LAND USE 

APPLICATION
REV 1

1 CITY COMMENTS 6/29/15

Clark Wicklund, PE

40922

SITE PLAN

C-2.0

Professional Engineer
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AERIAL VIEW OF INTERIOR COURTYARD.

AERIAL VIEW OF INTERIOR COURTYARD

AEREAL VIEW OF THROUGH-BLOCK SERVICE
DRIVE AND SECOND LEVEL RESIDENTIAL
AMENITY TERRACE. SERVICE DRIVE WILL FEATURE
DECORATIVE PAVING. THE DESIGN TEAM WILL
EXPLORE THE POSSIBILITY OF INTEGRATING
RAILROAD MATERIALS IN ORDER TO INTERPRET
THE RAIL SPUR THAT ONCE RAN EAST-WEST
THROUGH THE SITE AND SERVED THE EXISTING
INDUSTRIAL BUILDINGS.
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PERSPECTIVE VIEW AT INTERSECTION OF WASHINGTON AVE. AND CHICAGO AVE.

PERSPECTIVE VIEW AT INTERSECTION OF CHICAGO AVE. AND S. 3RD ST.
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M inneapo lis , MN

PERSPECTIVE VIEW AT WASHINGTON AVE. RETAIL

PERSPECTIVE VIEW AT WASHINGON AVE. RETAIL

CORNER OF WASHINGTON AVENUE AND
CHICAGO AVENUES. THE GROCERY AND
WINE/BEER USES ARE CONNECTED BY A
COMMON VESTIBULE THAT SERVES
CUSTOMERS ARRIVING BY CAR AND THOSE
ARRIVING BY FOOT FROM WASHINGTON
AVENUE. THE GROCERY SALES FLOOR IS
ARRANGED WITH CHECK OUT KIOSKS LINING
WASHINGTON AVENUE, PLACING THE MOST
ACTIVE PART OF THE SALES FLOOR ALONG THE
STREET. SHELVES, COOLERS AND DISPLAYS
WILL BE LOCATED ON THE REMAINING THREE
WALLS, ALLOWING THE WASHINGTON AVENUE
STOREFRONT TO HAVE MAXIMUM
TRANSPARENCY. IN THE WINE/BEER STORE,
THERE WILL BE NO SHELVING ABOVE 4 FEET
ALONG THE GLAZED CORNER OF WASHINGTON
AND CHICAGO.

No . D escrip tion Date
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PERSPECTIVE VIEW AT RESIDENTIAL ENTRY

PERSPECTIVE VIEW AT STRUCTURED ARBOUR

SCREEN WALL ON 3RD ST BETWEEN THRESHER
SQUARE AND PROPOSED NEW BUILDING. CORTEN
STEEL PANELS ARE ALTERNATELY FILLED
WITH STRUCTURAL SUPPORTS FOR VINING
PLANTS OR ARE LEFT OPEN TO PROVIDE A
VISUAL CONNECTION BETWEEN THE STREET AND
PARKING LOT BEYOND, ENHANCING SECURITY. AN
INTEGRATED RAISED BRICK PLANTER IS SOUTH OF
THE FENCE.
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PERSPECTIVE VIEW AT POOL DECK

PERSPECTIVE VIEW AT PARKING ENTRY

RESIDENT AMENITY TERRACE. THE TERRACE
IS DESIGNED TO MAXIMIZE EXPOSURE TO
SUNLIGHT AND MINIMIZE THE VISUAL IMPACT
OF THE VEHICULAR USES BELOW.

GROCERY PARKING ENTRANCE ON CHICAGO
AVENUE. GATE ARMS SERVE NOT ONLY TO
CONTROL ENTRY INTO THE PARKING BUT TO
CALM TRAFFIC EXITING THE PARKING LOT.
THE WIDE CURB CUT IS NECESSARY TO ALLOW
18-WHEEL DELIVERY TRUCKS TO ACCESS THE
INTERNAL LOADING DOCK. THE RESIDENTIAL
LOBBY AND LEASING OFFICE ARE TO THE RIGHT.
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STREET LEVEL OF BUILDING IS RECESSED BY
APPROXIMATELY SEVEN FEET TO
ACCOMODATE AN INTEGRATED BUS SHELTER
AND SIDEWALK SEATING FOR A SMALL RETAIL
SPACE OR COFFEE SHOP. THE DESIGN OF THE
BUS SHELTER WILL BE REFINED WITH INPUT
FROM METRO TRANSIT

PERSPECTIVE VIEW AT WASHINGTON AVENUE INTEGRATED BUS SHELTER

PERSPECTIVE VIEW AT WASHINGTON AVENUE INTEGRATED BUS SHELTER
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DECEMBER 21 - 9:00 AM

DECEMBER 21 - 12:00 PM

DECEMBER 21 - 3:00 PM

MARCH/SEPTEMBER 21 - 9:00 AM

MARCH/SEPTEMBER 21 - 12:00 PM

MARCH/SEPTEMBER 21 - 3:00 PM

JUNE 21 - 9:00 AM

JUNE 21 - 12:00 PM

JUNE 21 - 3:00 PM
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1A. BRICK - COLOR #1 (IRONSPOT)5C. CORTEN STEEL PANEL 5A. METAL SHINGLE TILE - COLOR #1

6A. RAINSCREEN PANEL

6C. COMPOSITE RAINSCREEN CLADDING
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 1/16" = 1'-0"A 1.0

1 PAVING PLAN

 1 1/2" = 1'-0"A 1.0

3 RECESSED BALCONY LIGHTING

 1 1/2" = 1'-0"A 1.0

2 ATTACHED BALOCNY LIGHTING
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 3/32" = 1'-0"A  3.1

1 ELEVATION FROM WASHINGTON

EXTERIOR MATERIAL KEYNOTES

1A BRICK VENEER - NORMAN SIZE - COLOR #1 (IRONSPOT)

2 CIP CONCRETE

4A COLORED CMU - COLOR #1 (BUFF)

5A METAL SHINGLE TILE - COLOR #1 (CHAMPAGNE)

5B COMPOSITE METAL PANEL - COLOR #2 (DARK GRAY)

5C CORTEN STEEL PANEL WITH CONCEALED FASTENERS

5D COMPOSITE METAL PANEL - COLOR #3 (LIME)

5E COMPOSITE METAL PANEL - COLOR #4 (WHITE)

6A RAINSCREEN PANEL ON RETURN FACE OF RECESSED BALCONIES TYPICAL

6B CEMENTITIOUS SIDING - COLOR #1 (TAN)

6C COMPOSITE RAINSCREEN CLADDING

8A COMPOSITE WINDOW SYSTEM - FRAME COLOR #1 (DARK GRAY)

8B ALUMINUM STOREFRONT SYSTEM - FRAME COLOR #1 (DARK GRAY)

10A PREFINISHED METAL WALL CAP - COLOR #2 (DARK GRAY)

10B PREFINISHED METAL EXPANSION FLASHING AND COUNTER-FLASHING ANCHORED
INTO REGLET IN EXISTING EAST OLD SPAGHETTI FACTORY WALL- COLOR #1
(CHAMPAGNE)

10C PREFINISHED METAL LOUVER - COLOR #1 (CHAMPAGNE)

11A BUILDING MOUNTED ARCHITECTURAL LIGHTING

12A PREFINISHED ALUM BALCONY RAILING

13A SEE DLR GROUP DRAWING SHEETS (A5.1 AND 5.2) FOR ADDITIONAL INFORMATION
ON THE ADVANCE THRESHER/EMERSON RENOVATION

13B OLD SPAGHETTI FACTORY BUILDING - NO WORK OCCURING

14A STRUCTURED ARBOUR WITH LANDSCAPE SCREENING

15A OUTDOOR AMENITY DECK

16A DECORATIVE METAL SCREENS

 3/32" = 1'-0"A  3.1

2 ELEVATION FROM CHICAGO
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NOTE: SEE TITLE SHEET FOR SIGNAGE INFORMATION

No . D escrip tion Date



PALLET
ENCLOSURE
COMPRESSOR/
CONDENSER

PRO PO SED STO RE:         M IN.
PRO POSED

RETAIL TO TAL SQ . FT.            9,600    12,347R ETAIL G RO CERY SQ . FT.         VARIES        10,705RETAIL W INE SQ . FT.
VARIES

        1,642STO RAG E TO TAL SQ . FT.           2,400           3,692STO RAG E G RO CERY SQ . FT.  VARIES            3,692STO RAG E W INE SQ . FT.
VARIES NA

TO TAL SQ . FT.        12,000     16,039PRO PO SED PARKING  CO UNTS:TO TAL O N-SITE PARKING  SPACES           110H .C. SPACESNARRO W  STALLS (8.5")N O N-EXCLUSIVE O N-STREET SPACESPRO PO SED FIXTURE CATEG O RIES:          M IN.     M AX.
PRO POSED

PRO DUCE LIN.
FT.

            40
72

    72FRO ZEN LIN. FT.         120       144 138REFRIG  LIN.
FT.

            96       108 100D AIRY LIN. FT.             24
34

    32EG G  LIN. FT.                6
  8 8

W ALKIN SQ . FT.         350        450 431R ESERVE FRZ SQ . FT.         150        250 223T O TAL RIVETIER LIN. FT.         290        400 401R ETAIL RIVET IER LIN. FT. 298W INE RIVETIER LIN.
FT.

103FLO W ERS LIN. FT.            20
32

   30R ETAIL CHE CK STANDS
8

10    10W INE CHECK STANDS
   3

ALCO HO L SALES:          BEER      W INE
LIQ UO R

EXISTINGPRO PO SED

72'-0" REFRIGERATED CASESCOFFEE 8'-0" EGG8' FREEZER CASE 6' FREEZER CASE 28'-0" REFRIGERATED CASESRETAIL
STOCK
ROOM

SALES
SUPPORT

WOMEN'S
TOILET

MEN'S
TOILET

DEMO
STATION

PALLET
ENCLOSURE

COMPRESSOR/
CONDENSER

33'-0" DISPLAY SHELVES 40'-0" DISPLAY SHELVES 30'-0" FLOWERS

72'-0" REFRIGERATED CASESCOFFEE10'-0" SHELVES

42'-0" DISPLAY SHELVES

8'-0" EGG

32'-0" REAR LOAD DAIRY

8' FREEZER CASE

17'-0" DISPLAY SHELVES 17'-0" DISPLAY SHELVES PRODUCEPRODUCE6'-0" UPRIGHT 51'-0" DISPLAY SHELVES 24'-0" FREEZER CASES 32'-0" FREEZER CASES20'-0" FREEZER CASES 48'-0" DISPLAY SHELVES

6' FREEZER CASE

6'-0" UPRIGHT20'-0"  FREEZER CASES 48'-0" DISPLAY SHELVES 43'-0" DISPLAY SHELVES

11'-0" SHELVES

PRODUCE 16'-0" FREEZER CASES

11'-0" SHELVES

15'-0" DISPLAY SHELVES 15'-0" DISPLAY SHELVES 28'-0" REFRIGERATED CASESCART CORRAL

RETAIL
STOCK
ROOM

SALES
SUPPORT

WOMEN'S
TOILET

MEN'S
TOILET

WINE
SALES
AREA

WINE
BRIDGE

SALES
AREA

DEMO
STATION

BRIDGE BEVERAGE
COOLER

RESERVE
FREEZER

WINE
STAGING

AREA

STREET LEVEL
100' - 0"

LEVEL 2
122' - 0"

LEVEL 3
132' - 4"

LEVEL 4
142' - 8"

LEVEL 5
153' - 0"

LEVEL 6
163' - 4"

LEVEL 6 -
MEZZANINE

173' - 8"

ROOF
183' - 0"

5A 5C10A 1A8B14A 6B

13A

17

16

8A10C 1A16A

STREET LEVEL
100' - 0"

LEVEL 2
122' - 0"

LEVEL 3
132' - 4"

LEVEL 4
142' - 8"

LEVEL 5
153' - 0"

LEVEL 6
163' - 4"

LEVEL 6 -
MEZZANINE

173' - 8"

ROOF
183' - 0"

10A5B 15A 1A4A5A 6B 5A12A5C 10C 5B2 1A 4A

eln ess  sw enson  g rah am  a rch ite c ts

50 0   w ash in g to n   a venu e   s o u th

m in n eapo lis   m in n eso ta   5 5 4 1 5
p .  6   1   2   .  3   3   9   .  5   5   0   8

f.   6   1   2   .  3   3   9   .  5   3   8   2
w w w .  e  s  g a  r  c  h  .  c  o  m

I he reb y  ce rtify  that th is  d ocum ent w as

p repared  b y  m e  or und er m y  d irect sup erv ision

and  tha t I am  a  d u ly  licensed  a rch itect

und er the  law s o f the Sta te  o f M inneso ta

S igna tu re

T yp ed  or Pr inted  N am e

License  # D a te

PRO JECT NUMBER

DRAW N  BY CHECKED  BY

OR IG INAL ISSU E:

R EV IS IO N S

K EY PLAN

N
O

T   
FO

R

C
O

N
STR

U
C

TI
O

N

6/10/15 LUA
SUPPLEMENT

6
/
1
0
/
2
0
1
5
 5

:0
7
:0

8
 P

M

A   3 .2A   3 .2A   3 .2A   3 .2

EXTER IO R  ELEVAT IONS

215501

ESG ESG

03/24/15

WASH INGTON  &  CH ICAGO

WASH INGTON  &

CH ICAGO
M inneapo lis , MN

 3/32" = 1'-0"A  3.2

1 ELEAVATION FROM 3RD ST.

EXTERIOR MATERIAL KEYNOTES

1A BRICK VENEER - NORMAN SIZE - COLOR #1 (IRONSPOT)

2 CIP CONCRETE

4A COLORED CMU - COLOR #1 (BUFF)

5A METAL SHINGLE TILE - COLOR #1 (CHAMPAGNE)

5B COMPOSITE METAL PANEL - COLOR #2 (DARK GRAY)

5C CORTEN STEEL PANEL WITH CONCEALED FASTENERS

5D COMPOSITE METAL PANEL - COLOR #3 (LIME)

5E COMPOSITE METAL PANEL - COLOR #4 (WHITE)

6A RAINSCREEN PANEL ON RETURN FACE OF RECESSED BALCONIES TYPICAL

6B CEMENTITIOUS SIDING - COLOR #1 (TAN)

6C COMPOSITE RAINSCREEN CLADDING

8A COMPOSITE WINDOW SYSTEM - FRAME COLOR #1 (DARK GRAY)

8B ALUMINUM STOREFRONT SYSTEM - FRAME COLOR #1 (DARK GRAY)

10A PREFINISHED METAL WALL CAP - COLOR #2 (DARK GRAY)

10B PREFINISHED METAL EXPANSION FLASHING AND COUNTER-FLASHING ANCHORED
INTO REGLET IN EXISTING EAST OLD SPAGHETTI FACTORY WALL- COLOR #1
(CHAMPAGNE)

10C PREFINISHED METAL LOUVER - COLOR #1 (CHAMPAGNE)

11A BUILDING MOUNTED ARCHITECTURAL LIGHTING

12A PREFINISHED ALUM BALCONY RAILING

13A SEE DLR GROUP DRAWING SHEETS (A5.1 AND 5.2) FOR ADDITIONAL INFORMATION
ON THE ADVANCE THRESHER/EMERSON RENOVATION

13B OLD SPAGHETTI FACTORY BUILDING - NO WORK OCCURING

14A STRUCTURED ARBOUR WITH LANDSCAPE SCREENING

15A OUTDOOR AMENITY DECK

16A DECORATIVE METAL SCREENS

 3/32" = 1'-0"A  3.2

2 ELEVATION FROM COURTYARD

NOTE: SEE TITLE SHEET FOR SIGNAGE INFORMATION
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1 ELEVATION FROM PARK AVE.

 3/32" = 1'-0"A  3.3

2 ELEVATION AT INTERIOR COURTYARD

EXTERIOR MATERIAL KEYNOTES

1A BRICK VENEER - NORMAN SIZE - COLOR #1 (IRONSPOT)

2 CIP CONCRETE

4A COLORED CMU - COLOR #1 (BUFF)

5A METAL SHINGLE TILE - COLOR #1 (CHAMPAGNE)

5B COMPOSITE METAL PANEL - COLOR #2 (DARK GRAY)

5C CORTEN STEEL PANEL WITH CONCEALED FASTENERS

5D COMPOSITE METAL PANEL - COLOR #3 (LIME)

5E COMPOSITE METAL PANEL - COLOR #4 (WHITE)

6A RAINSCREEN PANEL ON RETURN FACE OF RECESSED BALCONIES TYPICAL

6B CEMENTITIOUS SIDING - COLOR #1 (TAN)

6C COMPOSITE RAINSCREEN CLADDING

8A COMPOSITE WINDOW SYSTEM - FRAME COLOR #1 (DARK GRAY)

8B ALUMINUM STOREFRONT SYSTEM - FRAME COLOR #1 (DARK GRAY)

10A PREFINISHED METAL WALL CAP - COLOR #2 (DARK GRAY)

10B PREFINISHED METAL EXPANSION FLASHING AND COUNTER-FLASHING ANCHORED
INTO REGLET IN EXISTING EAST OLD SPAGHETTI FACTORY WALL- COLOR #1
(CHAMPAGNE)

10C PREFINISHED METAL LOUVER - COLOR #1 (CHAMPAGNE)

11A BUILDING MOUNTED ARCHITECTURAL LIGHTING

12A PREFINISHED ALUM BALCONY RAILING

13A SEE DLR GROUP DRAWING SHEETS (A5.1 AND 5.2) FOR ADDITIONAL INFORMATION
ON THE ADVANCE THRESHER/EMERSON RENOVATION

13B OLD SPAGHETTI FACTORY BUILDING - NO WORK OCCURING

14A STRUCTURED ARBOUR WITH LANDSCAPE SCREENING

15A OUTDOOR AMENITY DECK

16A DECORATIVE METAL SCREENS
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 3/32" = 1'-0"A  3.4

1 ELEVATION FROM INTERIOR COURTYARD 2

EXTERIOR MATERIAL KEYNOTES

1A BRICK VENEER - NORMAN SIZE - COLOR #1 (IRONSPOT)

2 CIP CONCRETE

4A COLORED CMU - COLOR #1 (BUFF)

5A METAL SHINGLE TILE - COLOR #1 (CHAMPAGNE)

5B COMPOSITE METAL PANEL - COLOR #2 (DARK GRAY)

5C CORTEN STEEL PANEL WITH CONCEALED FASTENERS

5D COMPOSITE METAL PANEL - COLOR #3 (LIME)

5E COMPOSITE METAL PANEL - COLOR #4 (WHITE)

6A RAINSCREEN PANEL ON RETURN FACE OF RECESSED BALCONIES TYPICAL

6B CEMENTITIOUS SIDING - COLOR #1 (TAN)

6C COMPOSITE RAINSCREEN CLADDING

8A COMPOSITE WINDOW SYSTEM - FRAME COLOR #1 (DARK GRAY)

8B ALUMINUM STOREFRONT SYSTEM - FRAME COLOR #1 (DARK GRAY)

10A PREFINISHED METAL WALL CAP - COLOR #2 (DARK GRAY)

10B PREFINISHED METAL EXPANSION FLASHING AND COUNTER-FLASHING ANCHORED
INTO REGLET IN EXISTING EAST OLD SPAGHETTI FACTORY WALL- COLOR #1
(CHAMPAGNE)

10C PREFINISHED METAL LOUVER - COLOR #1 (CHAMPAGNE)

11A BUILDING MOUNTED ARCHITECTURAL LIGHTING

12A PREFINISHED ALUM BALCONY RAILING

13A SEE DLR GROUP DRAWING SHEETS (A5.1 AND 5.2) FOR ADDITIONAL INFORMATION
ON THE ADVANCE THRESHER/EMERSON RENOVATION

13B OLD SPAGHETTI FACTORY BUILDING - NO WORK OCCURING

14A STRUCTURED ARBOUR WITH LANDSCAPE SCREENING

15A OUTDOOR AMENITY DECK

16A DECORATIVE METAL SCREENS

 3/32" = 1'-0"A  3.4

2 OSF EAST ELEVATION
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3HR FIRE WALL TO PROVIDE BUILDING SEPARATION
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CORTEN STEEL PLATE FRAME

CORTEN STEEL ANGLE FRAME
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 3/32" = 1'-0"A  3.5

1 WEST FACING ELEVATION

EXTERIOR MATERIAL KEYNOTES

1A BRICK VENEER - NORMAN SIZE - COLOR #1 (IRONSPOT)

2 CIP CONCRETE

4A COLORED CMU - COLOR #1 (BUFF)

5A METAL SHINGLE TILE - COLOR #1 (CHAMPAGNE)

5B COMPOSITE METAL PANEL - COLOR #2 (DARK GRAY)

5C CORTEN STEEL PANEL WITH CONCEALED FASTENERS

5D COMPOSITE METAL PANEL - COLOR #3 (LIME)

5E COMPOSITE METAL PANEL - COLOR #4 (WHITE)

6A RAINSCREEN PANEL ON RETURN FACE OF RECESSED BALCONIES TYPICAL

6B CEMENTITIOUS SIDING - COLOR #1 (TAN)

6C COMPOSITE RAINSCREEN CLADDING

8A COMPOSITE WINDOW SYSTEM - FRAME COLOR #1 (DARK GRAY)

8B ALUMINUM STOREFRONT SYSTEM - FRAME COLOR #1 (DARK GRAY)

10A PREFINISHED METAL WALL CAP - COLOR #2 (DARK GRAY)

10B PREFINISHED METAL EXPANSION FLASHING AND COUNTER-FLASHING ANCHORED
INTO REGLET IN EXISTING EAST OLD SPAGHETTI FACTORY WALL- COLOR #1
(CHAMPAGNE)

10C PREFINISHED METAL LOUVER - COLOR #1 (CHAMPAGNE)

11A BUILDING MOUNTED ARCHITECTURAL LIGHTING

12A PREFINISHED ALUM BALCONY RAILING

13A SEE DLR GROUP DRAWING SHEETS (A5.1 AND 5.2) FOR ADDITIONAL INFORMATION
ON THE ADVANCE THRESHER/EMERSON RENOVATION

13B OLD SPAGHETTI FACTORY BUILDING - NO WORK OCCURING

14A STRUCTURED ARBOUR WITH LANDSCAPE SCREENING

15A OUTDOOR AMENITY DECK

16A DECORATIVE METAL SCREENS

A  3.5

5 3D VIEW AT JOINT BETWEEN ZENTRO

 1 1/2" = 1'-0"A  3.5

4 OSF BUILDING JOINT

 1 1/2" = 1'-0"A  3.5

2 PARKING SCREEN WALL

 1 1/2" = 1'-0"A  3.5

3 SCREEN WALL FRAMING
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WASH INGTON  &

CH ICAGO
M inneapo lis , MN

EXTERIOR MATERIAL KEYNOTES

1A BRICK VENEER - NORMAN SIZE - COLOR #1 (IRONSPOT)

2 CIP CONCRETE

4A COLORED CMU - COLOR #1 (BUFF)

5A METAL SHINGLE TILE - COLOR #1 (CHAMPAGNE)

5B COMPOSITE METAL PANEL - COLOR #2 (DARK GRAY)

5C CORTEN STEEL PANEL WITH CONCEALED FASTENERS

5D COMPOSITE METAL PANEL - COLOR #3 (LIME)

5E COMPOSITE METAL PANEL - COLOR #4 (WHITE)

6A RAINSCREEN PANEL ON RETURN FACE OF RECESSED BALCONIES TYPICAL

6B CEMENTITIOUS SIDING - COLOR #1 (TAN)

6C COMPOSITE RAINSCREEN CLADDING

8A COMPOSITE WINDOW SYSTEM - FRAME COLOR #1 (DARK GRAY)

8B ALUMINUM STOREFRONT SYSTEM - FRAME COLOR #1 (DARK GRAY)

10A PREFINISHED METAL WALL CAP - COLOR #2 (DARK GRAY)

10B PREFINISHED METAL EXPANSION FLASHING AND COUNTER-FLASHING ANCHORED
INTO REGLET IN EXISTING EAST OLD SPAGHETTI FACTORY WALL- COLOR #1
(CHAMPAGNE)

10C PREFINISHED METAL LOUVER - COLOR #1 (CHAMPAGNE)

11A BUILDING MOUNTED ARCHITECTURAL LIGHTING

12A PREFINISHED ALUM BALCONY RAILING

13A SEE DLR GROUP DRAWING SHEETS (A5.1 AND 5.2) FOR ADDITIONAL INFORMATION
ON THE ADVANCE THRESHER/EMERSON RENOVATION

13B OLD SPAGHETTI FACTORY BUILDING - NO WORK OCCURING

14A STRUCTURED ARBOUR WITH LANDSCAPE SCREENING

15A OUTDOOR AMENITY DECK

16A DECORATIVE METAL SCREENS

 3/32" = 1'-0"A  3.6

1 ELEVATION FROM WASHINGTON -- B+W

 3/32" = 1'-0"A  3.6

2 ELEVATION FROM CHICAGO -- B+W
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1 ELEVATION FROM PARK AVE. -- B+W

 3/32" = 1'-0"A  3.8

2 ELEVATION AT INTERIOR COURTYARD -- B+W

No . D escrip tion Date



PALLET
ENCLOSURE
COMPRESSOR/
CONDENSER

33'-0" DISPLAY SHELVES40'-0" DISPLAY SHELVES 30'-0" FLOWERS

72'-0" REFRIGERATED CASES COFFEE 10'-0" SHELVES

42'-0" DISPLAY SHELVES

8'-0" EGG

32'-0" REAR LOAD DAIRY

8' FREEZER CASE 17'-0" DISPLAY SHELVES 17'-0" DISPLAY SHELVESPRODUCEPRODUCE 6'-0" UPRIGHT51'-0" DISPLAY SHELVES 24'-0" FREEZER CASES 32'-0" FREEZER CASES20'-0" FREEZER CASES 48'-0" DISPLAY SHELVES6' FREEZER CASE6'-0" UPRIGHT20'-0"  FREEZER CASES 48'-0" DISPLAY SHELVES 43'-0" DISPLAY SHELVES 11'-0" SHELVESPRODUCE 16'-0" FREEZER CASES 11'-0" SHELVES

15'-0" DISPLAY SHELVES15'-0" DISPLAY SHELVES 28'-0" REFRIGERATED CASESCART CORRAL
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PROPOSED STORE:
         MIN.            PROPOSED

RETAIL TOTAL SQ. FT.            9,600     12,347
RETAIL GROCERY SQ. FT.         VARIES        10,705
RETAIL WINE SQ. FT.           VARIES         1,642
STORAGE TOTAL SQ. FT.            2,400          3,692
STORAGE GROCERY SQ. FT.  VARIES            3,692
STORAGE WINE SQ. FT.          VARIES             NA
TOTAL SQ. FT.        12,000      16,039

PROPOSED PARKING COUNTS:
TOTAL ON-SITE PARKING SPACES           110
H.C. SPACES
NARROW STALLS (8.5")
NON-EXCLUSIVE ON-STREET SPACES

PROPOSED FIXTURE CATEGORIES:
          MIN.     MAX.     PROPOSED

PRODUCE LIN. FT.             40          72     72
FROZEN LIN. FT.         120       144 138
REFRIG LIN. FT.             96       108 100
DAIRY LIN. FT.             24          34     32
EGG LIN. FT.                6              8        8
WALKIN SQ. FT.         350        450 431
RESERVE FRZ SQ. FT.         150        250 223
TOTAL RIVETIER LIN. FT.         290        400 401

892.TF .NIL REITEVIR LIATER
301.TF .NIL REITEVIR ENIW

FLOWERS LIN. FT.            20            32    30
RETAIL CHECK STANDS               8 10    10
WINE CHECK STANDS                                   3

ALCOHOL SALES:
         BEER      WINE          LIQUOR

EXISTING
PROPOSED

Cripe   Architecture + Interiors
3939 Priority Way South Drive, Suite 200
Indianapolis, IN 46240
(317) 844-6777

NORTH

NEW STORE LOCATION
CHICAGO AVE. AND WASHINGTON AVE.

MINNEAPOLIS, MN 55415

05.12.2015

FP-8

FIXTURE PLAN

BUILDING AND S ITE CHARACTERIS TICS



COMBINED CONTRACT

LAND USE APPLICATION - 05.22.2015

708 3rd Street
Minneapolis, MN
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ARCHITECTURAL - PHASE I
0.0 COVER

AD.1 EXIST / DEMO PLAN - LEVEL 1
AD.2 EXIST / DEMO FLOOR PLAN - LEVEL 2
AD.3 EXIST / DEMO FLOOR PLAN - LEVEL 3
AD.4 EXIST / DEMO FLOOR PLAN - LEVEL 4
AD.5 EXIST / DEMO FLOOR PLAN - LEVEL 5
AD.6 EXIST / DEMO FLOOR PLAN - LEVEL 5 WEST & 6 EAST
AD.7 EXIST / DEMO FLOOR PLAN - LEVEL 6 WEST & 7 EAST
AD.8 EXIST / DEMO PLAN - MEZZANINE LEVEL 6 & 7
AD.9 EXIST / DEMO PLAN - ROOF LEVEL

A1.1 FLOOR PLAN - LEVEL 1
A1.2 FLOOR PLAN - LEVEL 2
A1.3 FLOOR PLAN - LEVEL 3
A1.4 FLOOR PLAN - LEVEL 4
A1.5 FLOOR PLAN - LEVEL 5 EAST
A1.6 FLOOR PLAN - LEVEL 5 EAST & 6 WEST
A1.7 FLOOR PLAN - LEVEL 6 WEST & LEVEL 7 EAST
A1.8 FLOOR PLAN - ROOF LEVEL

A5.1 EXTERIOR ELEVATIONS
A5.3 EXTERIOR VIEWS

P1.1 PERSPECTIVE - EXST / DEMO
P1.2 PERSPECTIVES - PROPOSED
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SCALE:  1/8" = 1'-0"AD.3
1 EXIST / DEMO FLOOR PLAN - LEVEL 3
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SCALE:  1/8" = 1'-0"AD.4
1 EXIST / DEMO FLOOR PLAN - LEVEL 4
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SCALE:  1/8" = 1'-0"AD.5
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1 EXIST / DEMO FLOOR PLAN - LEVEL 5 WEST & 6 EAST

NORTH
NORTH

TRUE PLAN



UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

23
:0

2 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
EX

IS
T 

/ D
EM

O
 F

LO
O

R
 P

LA
N

 - 
LE

VE
L 

6 
W

ES
T 

& 
7 

EA
ST

AD
.7

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"AD.7
1 EXIST / DEMO FLOOR PLAN - LEVEL 6 WEST & 7 EAST

NORTH
NORTH

TRUE PLAN



UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

23
:1

2 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
EX

IS
T 

/ D
EM

O
 P

LA
N

 - 
M

EZ
ZA

N
IN

E 
LE

VE
L 

6 
& 

7
AD

.8
70

0 
SO

U
TH

 3
R

D
 S

TR
EE

T

SCALE:  1/8" = 1'-0"AD.8
1 EXIST / DEMO PLAN - MEZZANINE - LEVEL 6 & 7

NORTH
NORTH

TRUE PLAN



UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.55.5

6

STAIR

EXST ELEV
PENTHOUSE

REMOVE EXST DAYLIGHT
REFLECTOR & STL FRAMING

PARTIALLY
DEMO WALL FOR
NEW ELEV VESTREMOVE EXST DAYLIGHT

REFLECTOR & STL FRAMING

REMOVE EXST SKYLIGHT
PENTHOUSE (ROOF, WALLS,

CURTAIN WALL GLAZING)

EXST RAISED PLATFORM

REMOVE EXST RTU &
ASSOC DUCT REMOVE MECH UNIT

REMOVE MECH UNIT

EXST MECH

EXST MECH

RTU RTU

MECH UNIT

REMOVE EXST RTU &
ASSOC DUCT

REMOVE EXST RTU &
ASSOC DUCT

RTU

RTUREMOVE
EXST

ROOFING
FOR NEW

STAIR

REMOVE EXIST
SKYLIGHTS

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

23
:1

6 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
EX

IS
T 

/ D
EM

O
 P

LA
N

 - 
R

O
O

F 
LE

VE
L

AD
.9

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"AD.9
1 EXIST / DEMO PLAN - ROOF LEVEL

NORTH
NORTH

TRUE PLAN



UP

UP

UP

UP

UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

119

MECH
120

RECEIVING
121

VESTIBULE
122

VESTIBULE
123

OPEN ABOVE

OPEN ABOVE

RESTAURANT
741

HOTEL OFFICE
747

CHECK-IN
748

LOBBY BAR
749

KITCHEN
750

PANTRY
751

22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0"

176' - 0"

11
9' 

- 0
"

17
' - 

0"
14

' - 
0"

14
' - 

0"
14

' - 
0"

14
' - 

0"
14

' - 
0"

14
' - 

0"
18

' - 
0"

23
' - 

0"
22

' - 
0"

22
' - 

0"
22

' - 
0"

14
' - 

0"
16

' - 
0"

9' 
- 0

"
3' 

- 6
"

8' 
- 0

"
6' 

- 6
"

8' 
- 0

"
9' 

- 8
"

6' 
- 4

"
9' 

- 8
"

6' 
- 1

0"
9' 

- 8
"

6' 
- 4

"
9' 

- 8
"

6' 
- 4

"
9' 

- 8
"

7' 
- 4

"
7' 

- 8
"

7' 
- 4

"

22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0"

176' - 0"

7' - 4" 7' - 8" 7' - 4" 9' - 8" 6' - 4" 9' - 8" 6' - 4" 9' - 8" 7' - 4" 7' - 8" 18' - 0" 7' - 8" 7' - 4" 9' - 8" 6' - 4" 9' - 8" 6' - 4" 9' - 8" 7' - 4" 7' - 8" 7' - 4"

28' - 7" 10' - 0"

11
9' 

- 0
"

15
' - 

5 1
/2"

20
' - 

0 1
/2"

8' 
- 2

"
5' 

- 1
0"

5' - 6 1/2" 14' - 0"

13
' - 

8 1
/2"

6' 
- 1

1"
8' 

- 4
 1/

2"

7' - 6 1/2" 8' - 5 1/2" 19' - 6"26' - 2 1/2"

6' 
- 4

 1/
2"

GLASS AND METAL CANOPY ABOVE

3RD STREET

PA
RK

 A
VE

NU
E 

SO
UT

H

15
' - 

6"

BAR

GLASS INFILL

GLASS INFILL

NEW SIDEWALK AND RAMP

RAMP UP

RAMP UP

LANDING
STR
DN

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

19
:1

2 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
LE

VE
L 

1
A

1.
1

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"A1.1
1 FLOOR PLAN - LEVEL 1

NORTH
NORTH

TRUE PLAN



UP

UPUP

UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

OPEN TO BELOW
OPEN TO BELOW

GLASS INFILL

KING
301KING

302

KING
303

QQ
304

KING
305

KING
306

KING
307

KING
308

KING
309

KING
310

KING
311

KING
312

QQ
313

KING
316

SUITE
317

SUITE
314

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

19
:2

6 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
LE

VE
L 

3
A

1.
3

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"A1.3
1 FLOOR PLAN - LEVEL 3

NORTH
NORTH

TRUE PLAN



UP

UPUP

UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

OPEN TO BELOW OPEN TO BELOW

KING
401KING

402

KING
403

QQ
404

KING
405

KING
406

KING
407

KING
408

KING
409

KING
410

KING
411

KING
412

QQ
413

SUITE
414

KING
416

SUITE
417

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

19
:5

6 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
LE

VE
L 

4
A

1.
4

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"A1.4
1 FLOOR PLAN - LEVEL 4

NORTH
NORTH

TRUE PLAN



UP

UP

1

5

6.2

7

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

KING
533

QQ
532

QQ
531

QQ
529

KING
528

KING
527

KING
526

KING
525

KING
524

KING
523

QQ
522

QQ
521

SUITE
520

KING
536

KING
535

SUITE
534

QQ
530

22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0" 22' - 0"

12
' - 

11
 1/

2"
15

' - 
6 1

/2"

7' - 10 1/2" 10' - 0" 10' - 5"

16' - 10" 8' - 4" 12' - 8" 13' - 0" 13' - 0" 17' - 5"

3' 
- 3

"

1' 
- 0

"4' 
- 7

"

1' 
- 6

"
14

' - 
5"

13
' - 

10
 1/

2"
14

' - 
0"

14
' - 

0"
14

' - 
0"

14
' - 

0"
31

' - 
0"

11
9' 

- 0
"

176' - 0"

21' - 7" 1' - 0" 11' - 10" 12' - 6" 33' - 3"

12
' - 

8 1
/2"

3' 
- 2

"
9' 

- 5
"

13
' - 

3"
4' 

- 1
"

1' 
- 0

 1/
2"

19' - 9" 29' - 0" 8' - 5"

5' - 3"

2' - 10" 5' - 6"

OPEN TO BELOW

2' 
- 0

"

17
' - 

0"
14

' - 
0"

14
' - 

0"
14

' - 
0"

14
' - 

0"
14

' - 
0"

14
' - 

0"
18

' - 
0"

OPEN TO BELOW

LEVEL 4 BELOW
(FOR REF)

5' - 2"14' - 0"

10
' - 

1"

9' 
- 8

"

7' 
- 6

"

9' - 8"

17' - 7"

5' 
- 1

0"

5' - 10"

8' 
- 1

0 3
/4"

14
' - 

7 1
/2"

8' 
- 1

0 3
/4"

14
' - 

7 1
/2"

8' 
- 9

"

5' - 10"

17
' - 

0 1
/4"

17
' - 

4 7
/8"

17' - 7"
9' - 8"

4' 
- 1

0"

9' - 8"18' - 4"

9' 
- 1

0 1
/2"

2' 
- 1

0 1
/4"

3' 
- 3

 1/
8"

5' 
- 1

0"

5' - 10"

5' 
- 1

0"

12
' - 

8 5
/8"

10' - 1"

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

20
:0

7 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
LE

VE
L 

5 
EA

ST
A

1.
5

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"A1.5
1 FLOOR PLAN - LEVEL 5 EAST

NORTH
NORTH

TRUE PLAN



UP

UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

OPEN TO BELOW

OPEN TO BELOW

KING
633

QQ
632

QQ
631

QQ
629

KING
628

KING
627

KING
626

KING
625

KING
624

KING
623

QQ
622

QQ
621

SUITE
619

KING
636

KING
635

SUITE
634

QQ
630

KING
501KING

502

KING
503

QQ
504

KING
505

KING
505

KING
507

KING
508

KING
509

KING
510

KING
511

KING
512

QQ
513

SUITE
514

KING
516

SUITE
517

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

20
:1

4 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
LE

VE
L 

5 
EA

ST
 &

 6
 W

ES
T

A
1.

6
70

0 
SO

U
TH

 3
R

D
 S

TR
EE

T

SCALE:  1/8" = 1'-0"A1.6
1 FLOOR PLAN - LEVEL 5 WEST & 6 EAST

NORTH
NORTH

TRUE PLAN



UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.5

6

OPEN TO BELOW

OPEN TO BELOW

Room
819

QQ
732

QQ
731

QQ
729

KING
728

KING
727

KING
726

KING
725

KING
724

KING
723

QQ
722

QQ
721

SUITE
720

KING
736

KING
735

SUITE
734

QQ
730

Room
821

KING
601KING

602

KING
603

QQ
604

KING
605

KING
606

KING
607

KING
608

KING
609

KING
610

KING
611

KING
612

QQ
613

SUITE
614

KING
616

SUITE
617

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

20
:2

3 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
LE

VE
L 

6 
W

ES
T 

& 
LE

VE
L 

7 
EA

ST
A

1.
7

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/8" = 1'-0"A1.7
1 FLOOR PLAN - LEVEL 6 WEST & LEVEL 7 EAST

NORTH
NORTH

TRUE PLAN



UP

UP

11

2

3

4

55

6.2

77

A B C D E F G H J

2.1

3.1

3.8

4.3

5.55.5

6

PROPOSED ROOF DECK
APPROX 3,000 SF

STAIR

EXST ELEV
PENTHOUSE

EXST RTU (REMAINS)

EXST RTU (REMAINS)

EXST RTU (REMAINS)

NEW RTU

EXST MECH

EXST MECH

EXST DUCT
(REMAINS)

NEW RTU

ELEC

EXST DUCT
(REMAINS)

NEW ROOFINGNEW ROOFING
(BELOW)

NEW ROOFING

NEW TRANSLUCENT SKYLIGHT
SYSTEM

NEW GREEN RTU SCREEN
SYSTEM

NEW GREEN RTU SCREEN
SYSTEM

6' - 10"

NEW EGRESS STAIR
ENCLOSURE

STAIR

76' - 8" 10' - 4"

EXST RAISED PLATFORM

HALL

SEATING

WOMEN'S MEN'S

21' - 0" 55' - 8" 10' - 4"

37
' - 

3 1
/2"

6' 
- 5

 1/
2"

56
' - 

0"
15

' - 
6 1

/2"

13
' - 

0 1
/2"

29
' - 

3"

11' - 11 1/2" 30' - 6 1/2"

2' - 6 1/2"

EXST PENTHOUSE W/ NEW
CLADDING

RESTROOM ADDITION

NEW STOREFRONT ENTRY

22
' - 

11
 1/

2"
9' 

- 6
 1/

2"

BAR

OPEN SEATING

DEMO'D

WALL KEY

EXISTING

NEW

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

20
:3

1 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
FL

O
O

R
 P

LA
N

 - 
R

O
O

F 
LE

VE
L

A
1.

8
70

0 
SO

U
TH

 3
R

D
 S

TR
EE

T

SCALE:  1/8" = 1'-0"A1.8
1 FLOOR PLAN - ROOF LEVEL

NORTH
NORTH

TRUE PLAN



LEVEL 01
100' - 0"

LEVEL 02
116' - 4"

LOWER LEVEL
84' - 0"

ROOF PARAPET
198' - 6"

123456.27 2.13.13.84.35.56

GRADE
97' - 6"

ROOF LEVEL
195' - 6"

LEVEL 03 EAST
128' - 0"

LEVEL 04 EAST
139' - 8"

LEVEL 05 EAST
151' - 4"

LEVEL 06 EAST
163' - 0"

LEVEL 07 EAST
174' - 8"

LEVEL 07 EAST MEZZ
182' - 1"

18
' - 

6 1
/2"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
7' 

- 6
 1/

2"
9' 

- 1
1"

1' 
- 4

"
1' 

- 0
 1/

2"

10
1' 

- 0
"

3' 
- 0

"
13

' - 
5"

7' 
- 5

"
11

' - 
8"

11
' - 

8"
11

' - 
8"

11
' - 

8"
11

' - 
8"

16
' - 

4"
2' 

- 6
"

SUSP EXT LIGHT FIXT

CANOPY MNTD
SIGNAGE

NEW STEEL AND
GLASS CANOPY AT
PORT COCHERE W/
HOTEL SIGNAGE

RECLAD EXIST
ELEV
PENTHOUSE
NEW RTU

NEW STAIR
ENCLOSURE

NEW GREEN
RTU SCREEN

SYSTEM

EASTERN FACADE GENERAL NOTES:

1. SELECTIVELY REPOINT INFILL AT
BASMENT WINDOWS WHERE EXISTING
MORTAR AND MASONRY ARE FAILING

2. SELECTIVELY APPLY NEW SEALANT TO
WINDOW FRAMES

3. REPAINT STEEL HEADERS AND SILLS AT
WINDOWS

LEVEL 01
100' - 0"

LEVEL 01
100' - 0"

LEVEL 02
116' - 4"

LEVEL 02
116' - 4"

LEVEL 03 WEST
130' - 6"

LOWER LEVEL
84' - 0"

LEVEL 04 WEST
144' - 8"

LEVEL 05 WEST
158' - 10"

LEVEL 06 WEST
173' - 0"

ROOF PARAPET
198' - 6"

ABCDEFGHJ

LEVEL 6 WEST MEZZ
183' - 3"

16
' - 

4"
14

' - 
2"

14
' - 

2"
14

' - 
2"

14
' - 

2"
25

' - 
6"

GRADE
97' - 6"

GRADE
97' - 6"

ROOF LEVEL
195' - 6"

16
' - 

0"

LEVEL 03 EAST
128' - 0"

LEVEL 04 EAST
139' - 8"

LEVEL 05 EAST
151' - 4"

LEVEL 06 EAST
163' - 0"

LEVEL 07 EAST
174' - 8"

LEVEL 07 EAST MEZZ
182' - 1"

2' 
- 6

"
18

' - 
8"

6' 
- 8

"
7' 

- 2
"

6' 
- 8

"
7' 

- 2
"

6' 
- 8

"
6' 

- 8
"

6' 
- 8

"
6' 

- 8
"

6' 
- 8

"

2' 
- 2

"

4' 
- 0

"
12

' - 
8 1

/2"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
4' 

- 1
0"

6' 
- 0

"
6' 

- 0
"

4' 
- 1

0"
6' 

- 0
"

4' 
- 1

0"
18

' - 
6 1

/2"
2' 

- 6
 1/

2"
18

' - 
9 1

/2"

5' 
- 2

 1/
2"

5' 
- 1

0"

2' 
- 6

 1/
2"

7' 
- 4

"

2' 
- 6

"

6' 
- 1

1 1
/2"

CANOPY MTD SIGNAGE
NEW STEEL AND GLASS CANOPY AT PORT
COCHERE W/ HOTEL SIGNAGE

RECLAD EXIST ELEV
PENTHOUSE

NEW RTU

NEW GLAZING

NORTHERN FACADE GENERAL NOTES:

1. REPAIR PLATTEVILLE LIMESTONE
FOUNDATION WHERE STONE IS
FAILING.

2. SELECTIVELY APPLY NEW SEALANT
TO EXISTING WINDOW FRAMES

3. REPAINT STEEL HEADERS & SILLS AT
EXISTING WINDOWS

4. REOPEN LOADING DOCK ENTRIES
(CLOSED IN THE 1980s
REHABILITATION - INSTALL NEW
STOREFRONT DOORS & WINDOWS IN
EXISTING OPENINGS.

5. INSTALL NEW CANOPY OVER HOTEL
ENTRANCE AT THE REOPENED
LOADING DOCK LOCATION. NEW
STEEL AND GLASS CANOPY WILL BE
SUSPENDED FROM EXIST FACADE.

6. REMOVE NON-HISTORIC LOUVER AND
METAL PANELS ABOVE FIRST STORY
- INFILL EXIST OPENINGS WITH BRICK,
MATCH SIZE, COMPOSITION AND
COLOR OF EXISTING BRICK

10
1' 

- 0
"

SUSP EXT LIGHT FIXT

NEW GLAZED ENTRANCE

LEVEL 01
100' - 0"

LEVEL 01
100' - 0"

LEVEL 02
116' - 4"

LEVEL 02
116' - 4"

LEVEL 03 WEST
130' - 6"

LEVEL 04 WEST
144' - 8"

LEVEL 05 WEST
158' - 10"

LEVEL 06 WEST
173' - 0"

ROOF PARAPET
198' - 6" ROOF PARAPET

198' - 6"

A B C D E F G H J

LEVEL 6 WEST MEZZ
183' - 3"

GRADE
97' - 6"

GRADE
97' - 6"

22
' - 

6"
14

' - 
2"

14
' - 

2"
14

' - 
2"

14
' - 

2"

ROOF LEVEL
195' - 6"

ROOF LEVEL
195' - 6"

LEVEL 03 EAST
128' - 0"

LEVEL 04 EAST
139' - 8"

LEVEL 05 EAST
151' - 4"

LEVEL 06 EAST
163' - 0"

LEVEL 07 EAST
174' - 8"

LEVEL 07 EAST MEZZ
182' - 1"

16
' - 

4"
2' 

- 6
"

10
1' 

- 0
"

12
' - 

2"

3' 
- 0

"
13

' - 
5"

7' 
- 5

"
11

' - 
8"

11
' - 

8"
11

' - 
8"

11
' - 

8"
11

' - 
8"

16
' - 

4"

2' 
- 6

"
10

1' 
- 0

"

12
' - 

11
 1/

2"
6' 

- 4
"

4' 
- 9

 1/
2"

6' 
- 8

"
4' 

- 7
 1/

2"
6' 

- 1
0"

4' 
- 9

 1/
2"

6' 
- 8

"
4' 

- 9
 1/

2"
6' 

- 8
"

4' 
- 9

"
6' 

- 8
"

6' 
- 4

"
11

' - 
1"

4' 
- 1

"

RESTAURANT

HOTEL HOTEL

ORIGINAL TERRACOTTA SIGNS TO REMAIN

NEW SIGN TO MATCH
HISTORICAL SIZE, STYLE AND

LOCATION, APPROX  7 1/2' X 8 1/2'

NEW MTL PLAQUE IN EXST CAST STONE
DETAILING W/ RAISED LETTERING. APPROX.
4' x 4' SIZE - 10" LETTERS

REPLACE EXISTING EXTERNAL
 BUILDING LIGHTING, TYP.

4' 
- 0

"

RECLAD EXIST ELEV
PENTHOUSE

NEW STAIR
ENCLOSURE

NEW WALL-MOUNTED LED LIT SIGN
BOX  TO MATCH HISTORICAL SIZE.
REUSE EXISTING CONNECTIONS IN
GROUT, 7'x3'

NEW FABRIC AWNINGS WITH
RESTAURANT SIGNAGE, TYP.

NEW
SKYLIGHT

NEW RESTROOM
ADDITION

EXTEND EXST ELEV & SHAFT
TO ROOF

NEW RTU

NEW GLASS RAIL

NEW CANOPY & CURTAIN
WALL AT ENTRANCE

NEW TRELLIS OVER BAR

SOUTHERN FACADE GENERAL NOTES:

1. SELECTIVELY REPOINT TERRA COTTA
WINDOW SILLS AT FIRST LEVEL WHERE
MORTAR IS MISSING .

2. SELECTIVELY APPLY NEW SEALANT TO
EXISTING WINDOW FRAMES

3. INSTALL NEW FABRIC AWNINGS AT FIRST
LEVEL OF 700 S. 3RD STREET (4) TOTAL.

4. INSTALL NEW WALL-MNTD SIGN ON
SOUTH CORNER OF 700 S. 3RD STREET
(REFER TO HISTORIC PHOTO)

5. REPLACE EXISTING NON-HISTORIC
FOAM LETTERS "THRESHER SQUARE"
ON TERRA COTTA PANELS FLANKING
700 S. 3RD STREET ENTRANCE.

6. REPLACE EXISTING NON-HISTORIC
FROSTED SIGNAGE IN DOOR SYSTEMS
FOR 700 & 708 S. 3RD STREET
ENTRANCES.

7. REPLACE EXISTING NON-HISTORIC
WOOD CEILING IN ENTRANCE OF 700 S.
3RD STREET.

8. INSTALL NEW WALL-MNTD SIGN ON
WEST CORNER OF 700 S. 3RD STREET
PORTION (REFER TO HISTORIC PHOTO)

NEW FABRIC AWNINGS WITH
RESTAURANT SIGNAGE, TYP.

RESTAURANT

LEVEL 01
100' - 0"

LEVEL 02
116' - 4"

LEVEL 03 WEST
130' - 6"

LOWER LEVEL
84' - 0"

LEVEL 04 WEST
144' - 8"

LEVEL 05 WEST
158' - 10"

LEVEL 06 WEST
173' - 0"

ROOF PARAPET
198' - 6"

1 2 3 4 5 6.2 72.1 3.1 3.8 4.3 5.5 6

GRADE
97' - 6"

14
' - 

9"

ROOF DECK
197' - 5 3/4"

15
' - 

11
 1/

2"

6' 
- 1

0 1
/2"

7' 
- 3

 1/
2"

6' 
- 1

0 1
/2"

7' 
- 3

 1/
2"

6' 
- 1

0 1
/2"

7' 
- 3

 1/
2"

6' 
- 1

0 1
/2"

7' 
- 3

"

6' 
- 1

0 1
/2"

6' 
- 4

 1/
2"

10
' - 

8"
2' 

- 0
" 2' 
- 6

"

10
1' 

- 0
"

SUSP EXT LIGHT FIXT

CANOPY MNTD SIGNAGE

NEW SIGN TO MATCH
HISTORICAL SIZE, STYLE

AND LOCATION

RECLAD EXIST ELEV
PENTHOUSE

NEW RTU

NEW GREEN RTU
SCREEN SYSTEM

NEW STAIR ENCLOSURE

NEW GLASS RAIL

NEW GREEN RTU SCREEN
SYSTEM

NEW FABRIC AWNINGS
WITH RESTAURANT SIGNAGE

NEW WALL-MOUNTED LED LIT SIGN
BOX  TO MATCH HISTORICAL SIZE.
REUSE EXISTING CONNECTIONS IN
GROUT, 7'X3'

1' 
- 0

 1/
2"

24
' - 

6"
14

' - 
2"

14
' - 

2"
14

' - 
2"

14
' - 

2"
16

' - 
4"

2' 
- 6

"

WESTERN FACADE GENERAL NOTES:

1. SELECTIVELY REPOINT TERRA
COTTA WINDOW SILLS AT FIRST
LEVEL WHERE MORTAR IS
MISSING .

2. SELECTIVELY APPLY NEW
SEALANT TO EXISTING WINDOW
FRAMES

3. INSTALL NEW FABRIC AWNINGS
AT FIRST LEVEL OF 700 S. 3RD
STREET (7) TOTAL.

4. INSTALL NEW WALL-MNTD SIGN
ON SOUTH CORNER OF 700 S.
3RD STREET (REFER TO
HISTORIC PHOTO)

5. INSTALL NEW PROJECTING SIGN
ABOVE FIRST LEVEL ON NORTH
CORNER OF 700 S. 3RD STREET
(REFER TO HISTORIC PHOTO)

EXTEND EXST ELEV &
SHAFT TO ROOF

NEW CANOPY & CURTAIN
WALL AT ENTRANCE

NEW TRELLIS
OVER BAR

RESTAURANT RESTAURANT RESTAURANT RESTAURANT RESTAURANT RESTAURANT RESTAURANT

Ar
ch

ite
ct

ur
e 

 E
ng

in
ee

rin
g 

 P
la

nn
in

g 
 In

te
rio

rs

©
   

   
   

, D
LR

 G
ro

up
 in

c.
, a

 M
in

ne
so

ta
 c

or
po

ra
tio

n,
 A

LL
 R

IG
H

TS
 R

ES
ER

V
ED

Re
vis

i on
s

5/
22

/2
01

5 
9:

21
:5

0 
AM

C
:\R

ev
it\

40
-1

51
19

-0
0_

AR
_C

EN
TR

AL
 2

01
5_

ew
ilm

s.
rv

t

40
-1

51
19

-0
0

05
.2

2.
20

15
AD

V.
 T

H
R

ES
EH

ER
 / 

EM
ER

SO
N

 R
EN

O
VA

TI
O

N
LA

ND
 U

SE
AP

PL
IC

AT
IO

N
EX

TE
R

IO
R

 E
LE

VA
TI

O
N

S
A

5.
1

70
0 

SO
U

TH
 3

R
D

 S
TR

EE
T

SCALE:  1/16" = 1'-0"A5.1
3 EAST ELEVATION

SCALE:  1/16" = 1'-0"A5.1
4 NORTH ELEVATION

SCALE:  1/16" = 1'-0"A5.1
2 SOUTH ELEVATION

SCALE:  1/16" = 1'-0"A5.1
1 WEST ELEVATION
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SCALE:P1.1
1 AXON DIAGRAM - EXIST / DEMO

ROOF OPENING FOR NEW
ACCESS STAIR

REMOVE EXST SKYLIGHT PENTHOUSE
(ROOF, WALLS, CURTAIN WALL GLAZING)

REMOVE EXST DAYLIGHT
REFLECTOR & STL FRAMING

EXISTING
PENTHOUSE

EXIST MECH UNIT &
DUCTING

EXIST MECH UNIT &
DUCTINGREMOVE EXST MECH UNIT, DUCTS

STRUCT REUSED

REMOVE EXST MECH UNIT,
DUCTS & ASSOC STRUCT

REMOVE EXIST SKYLIGHTS

REMOVE EXST MECH UNIT,
DUCTS & ASSOC STRUCT

PARTIAL DEMO FOR NEW
ENTRANCE
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SCALE:P1.2
1 AXON DIAGRAM - PROPOSED
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NEW SIDING
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August 18, 2014 
 
Ms. Hilary A. Dvorak 
City of Minneapolis - CPED 
250 S. 4th Street, Room 300 
Minneapolis, MN 55415 
 
Re: Thresher Square Block 
 
Dear Hilary: 
 
I am writing to you on behalf of the Downtown Minneapolis Neighborhood Association (DMNA) Board of Directors 
regarding the site plan for the Thresher Square block.     
 
Tony Kuechle from Sherman Associates met with the DMNA Board on August 7.  He used display boards and handouts 
to present the site plan for the Thresher Square block to the board.  Kuechle explained that the project includes the 
conversion of the Thresher Square Building into a hotel and office space, and the construction of a new building at 
713 Washington Avenue, which includes 175 apartments and 30,000 square feet of retail space.   
 
Kuechle noted that the plan includes a new Skyway connection between the 713 Washington Avenue building and the 
MSFA Parking Ramp associated with the new Vikings Stadium.  He stated that the Thresher Square Building and the 
Old Spaghetti Factory would be linked to the Skyway system via the underground parking garage. 
 
After reviewing the site plan, the DMNA Board members asked a few questions, including what the proposed rent 
would be for the apartments.  Kuechle stated that the apartments would rent for approximately $2 square foot, 
which is less than what other luxury apartments are renting for in the downtown community.    
 
After some discussion, the DMNA Board passed a motion in support of the site plan for the Thresher Square block, as 
well as the Skyway connection between the 713 Washington Avenue building and the MSFA parking ramp. 
 
If you have any questions regarding this letter, please feel free to contact me at christie@hantge.com, or 320-583-
4573.  You may also contact DMNA Board Chair, Nick Cichowicz, at nicholas_paul_cichowicz@live.com.  
 
Sincerely, 
 
Christie Rock 
DMNA Neighborhood Coordinator 
 
Cc.  Tony Kuechle, Sherman Associates 
  Nick Cichowicz, DMNA Board Chair 
  Ward 3 Council Member Jacob Frey 

mailto:christie@hantge.com
mailto:nicholas_paul_cichowicz@live.com

	A 1-0 - PAVING - LIGHTING PLAN.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  1-3 - STREET LEVEL PLAN.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  1-4 - LEVEL 2 PLAN.pdf
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  1-5 - LEVELS 3-6 PLAN.pdf
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  1-6 - MEZZANINE PLAN-ROOF PLAN.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  1-1 - MINUS 2 PLAN.pdf
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  1-2 - MINUS 1 PLAN.pdf
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  3-3 - EXTERIOR ELEVATIONS.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-4 - EXTERIOR ELEVATIONS.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-5 - EXTERIOR ELEVATIONS.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-6 - EXTERIOR ELEVATIONS - B+W.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-7 - EXTERIOR ELEVATION - B+W.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-8 - EXTERIOR ELEVATIONS - B+W.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-9 - EXTERIOR ELEVATIONS - B+W.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A 1-0 - PAVING - LIGHTING PLAN.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A3-10 - EXTERIOR ELEVATIONS - B+W.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-1 - EXTERIOR ELEVATIONS.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-2 - EXTERIOR ELEVATIONS.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	T1-1 - TITLE SHEET_6.10.15.pdf
	Sheets
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	A  3.10 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	215501_ZENTRO_15_bloke - Sheet - A  1-3 - STREET LEVEL PLAN.pdf
	Sheets
	A  1.3 - STREET LEVEL PLAN


	Thresher_LAND USE APPLICATION SET.pdf
	heet - P1-2 - PERSPECTIVES - PROPOSED
	Sheet - 0-0 - COVER
	Sheet - A1-1 - FLOOR PLAN - LEVEL 1
	Sheet - A1-3 - FLOOR PLAN - LEVEL 3
	Sheet - A1-4 - FLOOR PLAN - LEVEL 4
	Sheet - A1-5 - FLOOR PLAN - LEVEL 5 EAST
	Sheet - A1-6 - FLOOR PLAN - LEVEL 5 EAST & 6 WEST
	Sheet - A1-7 - FLOOR PLAN - LEVEL 6 WEST & LEVEL 7 EAST
	Sheet - A1-8 - FLOOR PLAN - ROOF LEVEL
	Sheet - A5-1 - EXTERIOR ELEVATIONS
	Sheet - A5-3 - EXTERIOR VIEWS
	Sheet - AD-1 - EXIST - DEMO PLAN - LEVEL 1
	Sheet - AD-2 - EXIST - DEMO FLOOR PLAN - LEVEL 2
	Sheet - AD-3 - EXIST - DEMO FLOOR PLAN - LEVEL 3
	Sheet - AD-4 - EXIST - DEMO FLOOR PLAN - LEVEL 4
	Sheet - AD-5 - EXIST - DEMO FLOOR PLAN - LEVEL 5
	Sheet - AD-6 - EXIST - DEMO FLOOR PLAN - LEVEL 5 WEST & 6 EAST
	Sheet - AD-7 - EXIST - DEMO FLOOR PLAN - LEVEL 6 WEST & 7 EAST
	Sheet - AD-8 - EXIST - DEMO PLAN - MEZZANINE LEVEL 6 & 7
	Sheet - AD-9 - EXIST - DEMO PLAN - ROOF LEVEL
	Sheet - P1-1 - PERSPECTIVE - EXST - DEMO

	Arch-Civil-Landscape.pdf
	C1.0
	C1.1
	C1.2
	C1.3
	C2.0 Site Plan
	C2.1
	C3.0
	C4.0
	C5.0
	C5.1
	C6.0
	L1.0 Landscape Plan
	L2.0
	A  0 - A 9.1
	A  0-7 - DESIGN PERSPECTIVES
	Sheets
	A 0.7 - DESIGN PERSPECTIVES
	A 0.9.1 - DESIGN PERSPECTIVES


	A  0 - A 9.1
	A 0-9-1 - DESIGN PERSPECTIVES
	Sheets
	A 0.7 - DESIGN PERSPECTIVES
	A 0.9.1 - DESIGN PERSPECTIVES


	A  0 - A 9.1
	A 1-0 - PAVING - LIGHTING PLAN
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  1-1 - MINUS 2 PLAN
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  1-2 - MINUS 1 PLAN
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A 1-3 - STREET LEVEL PLAN
	Sheets
	A  1.3 - STREET LEVEL PLAN


	A  1-4 - LEVEL 2 PLAN
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  1-5 - LEVELS 3-6 PLAN
	Sheets
	A0.0 - CONTEXT AERIAL
	A1.0 - ARCHITECTURAL SITE PLAN
	A 0.1 - EXISTING SITE PHOTOGRAPHS
	A 0.2 - EXISTING SITE PHOTOGRAPHS
	A  1.1 - MINUS 2 PLAN
	A  1.2 - MINUS 1 PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.4 - LEVEL 2 PLAN
	A  1.5 - LEVELS 3-6 PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS


	A  1-6 - MEZZANINE PLAN-ROOF PLAN
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-1 - EXTERIOR ELEVATIONS
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-2 - EXTERIOR ELEVATIONS
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-3 - EXTERIOR ELEVATIONS
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-4 - EXTERIOR ELEVATIONS
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-5 - EXTERIOR ELEVATIONS
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-6 - EXTERIOR ELEVATIONS - B+W
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-7 - EXTERIOR ELEVATION - B+W
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-8 - EXTERIOR ELEVATIONS - B+W
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-9 - EXTERIOR ELEVATIONS - B+W
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	A  3-10 - EXTERIOR ELEVATIONS - B+W
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	T1-1 - TITLE SHEET.pdf
	Sheets
	A3.10 - EXTERIOR ELEVATIONS - B+W
	A 1.0 - PAVING / LIGHTING PLAN
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.5 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET


	T1-1 - TITLE SHEET_6.10.15.pdf
	Sheets
	A  1.3 - STREET LEVEL PLAN
	A  1.6 - MEZZANINE PLAN/ROOF PLAN
	A  3.1 - EXTERIOR ELEVATIONS
	A  3.2 - EXTERIOR ELEVATIONS
	A  3.3 - EXTERIOR ELEVATIONS
	A  3.4 - EXTERIOR ELEVATIONS
	A  3.6 - EXTERIOR ELEVATIONS - B+W
	A  3.7 - EXTERIOR ELEVATION - B+W
	A  3.8 - EXTERIOR ELEVATIONS - B+W
	A  3.9 - EXTERIOR ELEVATIONS - B+W
	A  3.10 - EXTERIOR ELEVATIONS - B+W
	T1.1 - TITLE SHEET






