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LAND USE APPLICATION SUMMARY 

Property Location: 315 Nicollet Mall 

Project Name:  365 Nicollet 

Prepared By: Kimberly Holien, Senior Planner, (612) 673-2402 

Applicant: The Opus Group  

Project Contact:  Matt Rauenhorst  

Request:  To construct a 30-story mixed-use building with 368 dwelling units. 

Required Applications: 

Variance  To the standards of the NM, Nicollet Mall Overlay district to allow less than 60 
percent of the gross floor area of the ground floor to be occupied by retail. 

Variance To the standards of the NM, Nicollet Mall Overlay district to allow portions of 
the building to be setback more than 8 feet from the front lot line. 

Site Plan Review For a 30-story mixed use building with 368 dwelling units. 

Plat Preliminary plat 

SITE DATA 

Existing Zoning 
B4-2, Downtown Business District 
DP, Downtown Parking Overlay District 
NM, Nicollet Mall Overlay District 

Lot Area 45,046 square feet / 1.03 acres 

Ward(s) 3 
Neighborhood(s) Downtown Minneapolis Neighborhood Association  

Designated Future 
Land Use Commercial 

Land Use Features 
Commercial Corridor (Nicollet Mall) 
Growth Center 
Major Retail Center 

Small Area Plan(s) 
Downtown 2010 
North Nicollet Mall Development Objectives 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #1 
September 8, 2015 
BZZ-7308, PL-297 

mailto:kimberly.holien@minneapolismn.gov
http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/convert_259042.pdf
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http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/convert_280504.pdf
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The prominent site is located in the core of 
downtown Minneapolis and includes the south third of the block bounded by Nicollet Mall, 3rd Street S, 
Marquette Avenue and 4th Street S.  Located on the City’s primary retail and commercial street, and 
one block from the region’s busiest light rail transit station, the property currently consists entirely of a 
bituminous surface parking lot that includes a total of 254 off-street parking spaces. This parking lot has 
been on the site since the former Sheraton Ritz hotel was demolished in 1990.     

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject site fronts on Nicollet 
Mall in the core of downtown, also fronting on 4th Street S and Marquette Avenue.  The applicant is 
proposing to plat the site into two separate properties, leaving the north portion of the block as a 
surface parking lot.  The property to the west, across Nicollet Mall, contains the Central Library.  To 
the south, across 4th Street S, two buildings are under construction.  The 4Marq Apartments currently 
under construction at 4th Street S and Marquette Avenue is a 30-story residential tower with ground 
floor commercial uses.  An office building for Xcel Energy is under construction at the corner of 
Nicollet Mall and 4th Street S.  To the north, across Marquette Avenue, is the Hennepin County Family 
Court Services building.   

PROJECT DESCRIPTION. The building is designed as a 30-story residential tower that fronts on 
Nicollet Mall above a parking podium that extends the length of 4th Street.  The residential tower 
extends up to the 30th floor while the 4th Street and Marquette Avenue frontages will primarily consist 
of a five-story parking podium above the first floor.  The building will have 368 residential units with 369 
off-street parking stalls.  The ground floor consists of a large retail space fronting on Nicollet Mall, a 
pedestrian skyway access and lobby with an entrance facing Nicollet Mall, a retail space at the corner of 
Marquette Avenue and 4th Street S residential amenities such as a lobby, dog wash, bike valet and 
storage and parking.  The residential lobby has an entrance facing Nicollet Mall and an entrance facing 4th 
Street S.  The Nicollet Mall entrance is recessed approximately 40 feet from the front lot line.  The 
entrance into the parking ramp is from 4th Street S.  All residential traffic will use this access point and 
service vehicles will use a service drive on the north side of the building.   

The south portion of the building is setback nine feet from the front lot line adjacent to Nicollet Mall 
and steps back to 30 feet on the north end.  This increased setback will allow for widened pedestrian 
circulation at street level and an opportunity for outdoor space for the retail use.  The building would 
be located directly up to the east property line along Marquette Avenue and the primarily up to the 
south property line along 4th Street.   

The second floor includes a skyway along Nicollet Mall that will connect to the building south of the site 
at 505 Nicollet Mall.  This skyway will be accessible to the general public via an entrance and skyway 
lobby on Nicollet Mall.  Residents of the building will access the skyway lobby via a shuttle elevator in 
the same location.  The balance of the second floor is parking.  The applicant has shown potential for a 
skyway connection across Nicollet Mall to the Central Library that could be constructed with a future 
development on the north part of the site.  Units fronting on Nicollet Mall will have balconies 
approximately 7.5 feet in depth overlooking the street.  The top of the parking deck will include an 
outdoor residential amenity space with a pool, sun deck, and outdoor seating areas.  The sixth floor of 
the building will include other residential amenities such as a fitness center and club room to 
complement the amenity deck.   
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The applicant has requested two variances to the standards of the Nicollet Mall Overlay District.  The 
overlay district requires the first floor of buildings to be located within eight feet of Nicollet Mall, except 
where a greater yard is required by the zoning ordinance or where the building is separated from 
Nicollet Mall by outdoor open space that conforms to the standards for the urban open space premium. 
In the case of a corner lot, the building wall abutting each street shall be located not more than eight 
feet from the lot line.  The majority of the first floor is nine feet back from the front lot line adjacent to 
Nicollet Mall and the northernmost portion of the building steps back to 22 feet.  Along 4th Street, the 
building is setback approximately 12 feet.  A variance has been requested accordingly.  The overlay 
district also requires retail uses to occupy at least 60 percent of the gross floor area of the first floor 
and requires these uses to extend along at least 60 percent of the first floor façade fronting on Nicollet 
Mall.  A large retail space is proposed on the first floor that comprises 69.61 percent of the Nicollet Mall 
frontage.  While is occupies more than 60 percent of the Nicollet Mall frontage, the space only occupies 
33.85 percent of the ground floor portion of the building that is in the overlay district.  A variance has 
been requested.   

In addition to the small area plans identified on Page 1, there are specific references to the site in the 
Downtown 2025 Plan.  This plan is an effort by the downtown business community, including the 
Downtown Council and the Downtown Improvement District, to create a long-term plan.  This effort 
has involved some participation with the City and other government entities, but it has not gone 
through a complete public hearing process needed to adopt it into the comprehensive plan, The 
Minneapolis Plan for Sustainable Growth.   Although many goals and visions of the plan overlap the policies 
of the City’s comprehensive plan, the Downtown 2025 plan cannot be used to evaluate the proposed 
development for these land use applications to determine compliance with the zoning code and the 
comprehensive plan.   

RELATED APPROVALS. An Environmental Assessment Worksheet (EAW) was prepared for the 
site, including the north portion of the block, and acted on by the City Council on May 1, 2015.  The 
City Council found that the development of an Environmental Impact Statement was not required, 
therefore making a Negative Declaration, and adopted the Findings of Fact and Record of Decision 
document set forth in the Department of Community Planning and Economic Development staff report. 

PUBLIC COMMENTS. Staff received a letter of support from the Downtown Minneapolis 
Neighborhood Association dated April 28, 2015.  Said letter has been attached for reference.  Any 
additional correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the of the NM Nicollet Mall Overlay District standard requiring that at least 60 percent of 
the gross floor area of the first floor be occupied by retail uses 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 NM Nicollet Mall overlay district requires retail uses to occupy at least 60 percent of the gross 
floor area of the first floor and requires these uses to extend along at least 60 percent of the first 
floor façade fronting on Nicollet Mall.  A large retail space is proposed on the first floor that 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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comprises 69.61 percent of the Nicollet Mall frontage.  However, the space only occupies 33.85 
percent of the ground floor portion of the building that is in the overlay district.  A variance has 
been requested. 

Practical difficulties exist in complying with the ordinance because of circumstances unique to the 
property that have not been created by the applicant.  The site has frontage on three streets; 
Nicollet Mall, 4th Street S and Marquette Avenue.  Heavy volumes of pedestrian traffic travel on the 
sidewalks adjacent to the site on a daily basis.  In order to activate all three street frontages, a retail 
space is also proposed along Marquette Avenue and the residential lobby fronts along 4th Street S.  
The retail space on Marquette Avenue is outside of the overlay district.  The first floor also includes 
a skyway lobby that fronts on Nicollet Mall.  The residential lobby and skyway lobby are necessary 
functions of the building that also require visibility in order to be accessible to pedestrians.  The 
skyway lobby would occupy approximately 6.9 percent of the ground floor within the overlay 
district and the residential lobby would occupy approximately 23 percent of the ground floor within 
the overlay district.  Collectively these active uses comprise 63.75 percent of the ground floor.   

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 NM, Nicollet Mall Overlay District is established to preserve and encourage the pedestrian 
character of the Nicollet Mall area and to promote street level activity by creating a pleasant and 
unique pedestrian environment.  Nicollet Mall is a retail district and primarily a pedestrian street and 
bicycle route with vehicle access limited to buses and taxis.  Requiring 60 percent of the gross floor 
area of the ground level of buildings fronting Nicollet Mall to be retail is intended to ensure that the 
character of this retail district is maintained.  The comprehensive plan includes policies that support 
a strong retail presence along Nicollet Mall as well as those that support safe, convenient, and direct 
pedestrian connections between principal building entrances and the public right-of-way.  The 
applicant is providing a first floor that is active.  More than 60 percent of the ground floor portion of 
the building within the overlay district will include active uses, including the commercial space, 
residential lobby and skyway lobby with access into a skyway that connects into the broader system.  
The proposed design is reasonable and in keeping with the spirit and intent of the ordinance and the 
comprehensive plan.   

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. 

Nicollet Mall is a primary pedestrian corridor and a retail district.  Granting the variance is expected 
to have little effect on the surrounding area because the ground floor spaces fronting Nicollet Mall 
and 4th Street S within the overlay district boundaries would be occupied by a commercial 
tenant(s), the residential lobby and the skyway lobby, which all front the adjacent streets.  A second 
retail space is proposed in the corner of the building that fronts Marquette Avenue and 4th Street S, 
providing additional activity downtown.  Granting the proposed variance would not be detrimental 
to the health, safety, or welfare of the general public or of those utilizing the property or nearby 
properties. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance of the of the NM Nicollet Mall Overlay District standard requiring  the first floor of buildings to 
be located within eight feet of Nicollet Mall based on the following findings: 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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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 NM, Nicollet Mall overlay district requires the first floor of buildings to be located within eight 
feet of Nicollet Mall, except where a greater yard is required by the zoning ordinance or where the 
building is separated from Nicollet Mall by outdoor open space that conforms to the standards for 
the urban open space premium. In the case of a corner lot, the building wall abutting each street 
shall be located not more than eight feet from the lot line.  The majority of the first floor is nine feet 
back from the front lot line adjacent to Nicollet Mall and the northernmost portion of the building 
steps back to 22 feet.  The residential entrance in the southwest corner of the site is setback 
approximately 40 feet from Nicollet Mall.  Along 4th Street, the building is setback approximately 12 
feet at the residential entry.   

Practical difficulties exist in complying with the ordinance because of circumstances unique to the 
property.  Nicollet Mall is currently being reconstructed to create a greener, more open, better 
functioning and visually appealing space.  The design allows for as much space as possible for 
pedestrians, greening, and sidewalk cafes.  Specifically, the site is located in the Mississippi Woods 
portion of Nicollet Mall, which calls for intensive greening and landscaping connecting to the 
Mississippi River.  Heavy volumes of pedestrian traffic travel on the sidewalks adjacent to the site on 
a daily basis.  A survey conducted in 2011 counted 20,320 daily pedestrian trips along Nicollet Mall.  
The applicant is stepping the building back along the Nicollet Mall frontage to allow for a wider 
pedestrian zone and the proposed landscaping, and to allow for a sidewalk café adjacent to the 
commercial space.  Along 4th Street S the building is setback 12 feet up to the residential entrance to 
allow adequate space for a bus shelter.  From the entrance door east, the building complies with the 
setback requirement.  These circumstances have not been created by the applicant.   

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 NM, Nicollet Mall Overlay District is established to preserve and encourage the pedestrian 
character of the Nicollet Mall area and to promote street level activity by creating a pleasant and 
unique pedestrian environment.  The standard pertaining to the placement of buildings is intended 
to reinforce the street wall, maximize natural surveillance and visibility, and facilitate pedestrian 
access and circulation.  Policies of the comprehensive plan also support the intent of this ordinance.  
To improve the public realm, proposed ground level pedestrian amenities between the building and 
the lot lines adjacent to the streets include wider sidewalks, landscaping, decorative paving and 
outdoor seating.  Adequate space is also being provided for a relocated bus shelter along 4th Street 
S.  An abundant amount of windows would be provided for the commercial use, skyway lobby, and 
residential lobby that would allow for natural surveillance of adjacent spaces.  Allowing the first floor 
of the building to be setback as proposed from Nicollet Mall and 4th Street S to ensure efficient 
pedestrian circulation is a reasonable request.  With the amenities proposed, the building setback is 
consistent with the spirit and intent of the ordinance and the comprehensive plan.   

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 variance will not alter the essential character of the locality nor will it be injurious to 
the use and enjoyment of other property in the vicinity.  Nicollet Mall is a primary pedestrian 
corridor that is currently being reconstructed.  The new Nicollet Mall will have intensive landscaping 
in front of the site with ample space for pedestrians.  The proposed building placement will be 
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consistent with the character of the surrounding area by allowing for a wider sidewalk and outdoor 
seating.  Granting the proposed variance would not be detrimental to the health, safety, or welfare 
of the general public or of those utilizing the property or nearby properties. 

 

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 placement of the building reinforces the street wall while allowing for adequate pedestrian 
space. 

• The building will be setback nine feet along Nicollet Mall, stepping back to 22 feet for the 
northernmost portion of the building.  Along 4th Street S, the building will be setback 12 feet from 
the property line up to the residential entrance.  Alternative compliance is requested for these two 
frontages.  A variance to the standards of the Nicollet Mall overlay district has also been requested.  
As one moves east along 4th Street beyond the entrance, the building is up to the property line.  
The building is also up to the property line along Marquette Avenue.   

• The area between the front lot line and Nicollet Mall will contain amenities such as landscaping that 
is coordinated with the Nicollet Mall improvements, outdoor seating and decorative paving.  Along 
4th Street S, the area between the building wall and the public sidewalk will include decorative 
paving.  No other amenities are proposed in this location as it is the residential entry door.   

• The primary entrance into the residential lobby is oriented toward 4th Street S.  A second 
residential entry door is oriented toward Nicollet Mall, though it is setback approximately 40 feet.  
The entrance into the commercial space on Nicollet Mall is located in the center of the building, 
facing Nicollet Mall.  The entrance into the skyway lobby is also oriented to Nicollet Mall.  The 
retail space at the corner of Marquette and 4th Street will have entrances facing both streets.   

• On-site accessory parking is enclosed within the building and at or above grade.   
• All floors of the building will contain significant glazing to create visual interest and provide 

opportunities for natural surveillance and visibility of adjacent outdoor spaces.  The residential 
floors have balconies starting on the third floor that will help to achieve this same function.    

• The building is divided into smaller identifiable sections with the use of material changes, recesses 
and projections.    

• The north side of the parking ramp contains blank walls that greatly exceed 25 feet in length.  For 
the first three floors, the only variation is a color change in the concrete panels.  On the first floor, 
the longest blank wall is 113 feet.  On the second and third floors, the longest sections of blank 
wall are approximately 77 feet.    Alternative compliance is requested.   

• Exterior materials are durable and include precast concrete, insulated concrete panels and glass.   
• The materials on the rear and side elevations are required to be similar to and compatible with the 

front elevation(s).  In this case, the street-facing elevations in the tower are precast concrete with a 
significant amount of glass.  The street-facing elevations in the parking podium are also precast 
concrete with a horizontal glazing pattern.  The north elevation is nearly 100 percent precast 
concrete with no real articulation to break up the building wall.  This side is not compatible with 
the other three elevations of the building and alternative compliance is requested.   

• Plain face concrete block is not proposed as an exterior material.   
• The building exceeds the minimum window requirements for all street-facing elevations, per Table 

2 below.  With the exception of the parking podium, windows are vertical in proportion and evenly 

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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distributed.  The parking podium has a horizontal glazing pattern to create an artistic treatment on 
this portion of the building.  The spandrel glass proposed in the upper floors has not been 
calculated toward the minimum window requirement.  All required windows shall have a visible 
light transmittance ratio of 0.6 of greater.   

• The ground floor of each street-facing elevation contains a significant amount of glazing to provide 
opportunities to observe adjacent spaces.   

• Entrances are clearly defined with awnings and signage.    
• Active functions are provided for 80 percent of the ground floor fronting along Marquette Avenue.  

Along 4th Street S and Nicollet Mall the ground floor is 100 percent active with the exception of a 
curb cut along 4th Street S. 

• The building will have a flat roof, similar to other buildings in the area.   
• All ground floor parking is screened with active functions on the street-facing elevations.   

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

 Code Requirement Proposed 

Nonresidential Uses 

1st Floor (Nicollet 
Mall)  40% minimum 434 sq. ft. 87.6% 951.6 sq. ft. 

1st Floor (4th St S) 40% minimum 1099 sq. ft.  95.3% 2,619 sq. ft. 

1st Floor (Marquette 
Ave)  40% minimum 393.6 sq. ft. 77.8% 766 sq. ft. 

2nd Floor and Above 
(Nicollet Mall) 10% minimum 109 sq. ft. 37.3% (min) 405.2 sq. ft. 

(min) 

2nd Floor and Above 
(4th St) 

10% minimum 295 sq. ft. 12.2% (min) 362 sq. ft. 
(min) 

2nd Floor and Above 
(Marquette Ave) 

10% minimum 98.4 sq. ft. 34.7 % (min) 342 sq. ft. 
(min) 

 

Access and Circulation – Meets requirements 

• All building entrances open directly on to the public sidewalk.   
• The applicant is proposing to relocate the existing bus shelter that is located at the corner of 4th 

Street S and Nicollet Mall.  The shelter will be moved east along 4th Street so as not to conflict 
with the proposed residential entrance.  The bus shelter will remain in the public right-of-way and 
is not proposed to be incorporated into the building.  Existing bus shelters along Marquette Avenue 
will not be impacted.   

• Vehicular access and circulation has been largely designed to minimize conflicts with pedestrians.  
The entrance into the parking structure is proposed off of 4th Street S.  This entrance is located in 
a manner that will minimize pedestrian conflicts.  A service drive is proposed on the north side of 
the building for trash pick-up, deliveries and loading.  Said service drive is accessed from Marquette 
Avenue.  The applicant is also showing a secondary egress from the parking structure onto this 
service drive.  Marquette Avenue is a major bus route with two transit stops directly in front of the 
property.  The applicant provided exhibits that show Metro Transit buses would block the access 
to the service drive during rush hour bus service.  Having residential vehicles use this service drive 
for egress would create significant conflicts with bus traffic and pedestrians waiting near bus 
shelters on Marquette Avenue.  This has been raised as a concern by Public Works and by Metro 



Department of Community Planning and Economic Development 
BZZ-7308 and PL-297 

 

 

 
8 

Transit.  The PDR report contains a condition of approval stating that the residential egress into 
the service drive shall be removed and the service drive shall be used for service vehicles only.  An 
identical condition of approval is being placed in this staff report.   

• There are no other residential uses on this block that would be impacted by traffic and no alleys 
exist on this block.   

• All parking is proposed to be enclosed within the building.  The amount of impervious surface 
proposed around the building is consistent with the character of downtown and will allow for a 
wide pedestrian zone along Nicollet Mall.   

Landscaping and Screening – Not applicable 

• As per section 530.30 of the zoning code, any building containing 50,000 square feet or more of 
gross floor area located in the Downtown districts shall be exempt from the general landscaping 
and screening requirements. The parking and loading landscaping and screening requirements shall 
apply.  All on-site parking would be enclosed. 

Additional Standards – Meets requirements 

• All parking is enclosed within the building and curbing requirements do not apply. 
• The proposed building is 30 stories in height and located within the core of downtown.  There are 

no signature views that would be blocked by the proposed building. 
• The applicant submitted a shadow study with the application that is attached to this report.  To the 

extent practical, the building would be located and arranged to minimize shadowing on public 
spaces and adjacent properties.  However, the building is 30 stories in height and as such, 
shadowing can be expected.  This is common among buildings in the core of downtown where 
density and height are encouraged by adopted City policy. 

• The building is designed to minimize generation of wind currents at ground level.  The tower 
portion of the building steps back from the northwest corner and also steps back significantly from 
Marquette Avenue as the residential amenity deck is located above the parking podium in this 
location.  The tower is articulated with balconies in each of the residential units to further mitigate 
shear winds coming off the building.   

• The building and site address crime prevention through environmental design.  The ground floor 
uses have significant glazing that would allow natural surveillance and visibility of the 
adjacent streets.  The second floor has abundant window coverage facing Nicollet Mall and 
the skyway proposed between the building and the block south of the site is primarily glass.  
Multiple principal entrances would face each adjacent street.  Lighting would be provided 
throughout the site.  Landscaping, walkways, lighting and building features would clearly 
guide pedestrian movement on and through the site and would control and restrict people 
to appropriate locations.   

• The site is not located in an historic district and there are no structures on the site currently. 

 

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

The proposed use is permitted in the B4-2 District. 

• Residential uses in the downtown districts do not have a minimum parking requirement.  
However, residential uses that provide parking are required to provide visitor parking equivalent 
to one space for every 50 dwelling units.  Appropriate designation for these visitor spaces will 
be required as a condition of approval.  

Off-street Parking and Loading – Meets requirements 
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Table 2. Vehicle Parking Requirements Per Use (Chapter 541) 

 
Minimum 
Vehicle 
Parking 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

General retail 
sales and services -- -- -- 19 0 

Residential 
dwellings 

7 visitor 
spaces -- 7 visitor 

spaces 552 367 

Total -- -- 7 visitor  571 367 

 

Table 3. Bicycle Parking and Loading Requirements (Chapter 541) 

 
Minimum 

Bicycle 
Parking 

Minimum 
Short-
Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement Proposed 

General 
retail sales 
and services 

18 9 -- 18 
Low, below 

minimum size 
requirement 

One small 

Residential 
dwellings 368 -- 166 184 

One large or 
two small 

spaces 
One large 

Total 202 9 166 202 1 large or 
two small 2 

 

Building Bulk and Height – Meets requirements 

• There is no maximum building height in the B4-2 district.   
• The maximum FAR in this B4-2 district is 16.0.   

Table 5. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 45,046 sq. ft. / 1.03 acres 

Gross Floor Area (GFA) -- 473,468  sq. ft. 

Minimum Floor Area Ratio 
(GFA/Lot Area) 

N/A N/A 

Maximum Floor Area Ratio 
(GFA/Lot Area) 16.0 10.5 

Maximum Building Height -- 30 stories. 

 

Lot Requirements – Meets requirements 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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Table 4. Lot Requirements Summary 

 Code Requirement Proposed 

Dwelling Units (DU) -- 368 DUs 

Density (DU/acre) -- 357 DU/acre 

Minimum Lot Area -- 122.4 sq. ft. per 
DU 

Maximum Impervious 
Surface Area -- 100% 

Maximum Lot Coverage -- 87.2% 

Minimum Lot Width -- 136.25 ft. 

 

Yard Requirements – Requires variance(s) 

• The applicant has requested variances for the maximum front yard setback requirement in the NM, 
Nicollet Mall overlay district.  Staff is recommending approval of said variances as evaluated above.   

Table 5. Minimum Yard Requirements 

 Zoning 
District Overriding Regulations Total 

Requirement Proposed 

Front 
(Nicollet 
Mall) 

0 ft. Maximum of 8 feet in NM 
Overlay 8 ft. max 22 ft. max 

Front 
(Marquette 
Ave) 

0 ft. -- 0 ft. 0 ft. 

Interior Side 
(north) 

15 ft. 
(residential 
windows) 

-- 15 ft. 
23.8 ft. 

(residential 
windows) 

Corner Side  
(south) 

0 ft.  Maximum of 8 feet in NM 
Overlay 

8 ft. max 12 ft. max 

 

Signs – Meets requirements 

• Signs are subject to Chapter 543 of the Zoning Code.  All new signs are required to meet the 
requirements in Chapter 543. The applicant is only showing speculative signage at this time.  The 
maximum height of signs in the NM, Nicollet Mall overlay district is 28 feet.  There is one 
speculative building identification sign facing Nicollet Mall that is approximately 35 feet in height.  
This sign would need to come into compliance with the maximum height requirement or seek a 
variance when the actual sign package is submitted.   

Refuse Screening – Meets requirements 

• The trash receptacles are located within the building and will be wheeled out near the service drive 
for pick-up. 

Screening of Mechanical Equipment – Meets requirements 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
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• Rooftop mechanical equipment is screened with the same primary materials that are proposed in 
the remainder of the building.   

Lighting – Meets requirements with Conditions of Approval 

• No lighting plan was submitted as part of the project.  Lighting must comply with Chapter 535 and 
Chapter 541 of the zoning code including: 

• 535.590.  Lighting.  (a) In general. No use or structure shall be operated or occupied as to create 
light or glare in such an amount or to such a degree or intensity as to constitute a hazardous 
condition, or as to unreasonably interfere with the use and enjoyment of property by any person of 
normal sensitivities, or otherwise as to create a public nuisance. 

• (b) Specific standards. All uses shall comply with the following standards except as otherwise 
provided in this section: 

• (1) Lighting fixtures shall be effectively arranged so as not to directly or indirectly cause illumination 
or glare in excess of one-half (1/2) footcandle measured at the closest property line of any 
permitted or conditional residential use, and five (5) footcandles measured at the street curb line 
or nonresidential property line nearest the light source. 

• (2) Lighting fixtures shall not exceed two thousand (2,000) lumens (equivalent to a one hundred fifty 
(150) watt incandescent bulb) unless of a cutoff type that shields the light source from an observer 
at the closest property line of any permitted or conditional residential use. 

• (3) Lighting shall not create a sensation of brightness that is substantially greater than ambient 
lighting conditions as to cause annoyance, discomfort or decreased visual performance or visibility 
to a person of normal sensitivities when viewed from any permitted or conditional residential use. 

• (4) Lighting shall not create a hazard for vehicular or pedestrian traffic. 
• (5) Lighting of building facades or roofs shall be located, aimed and shielded so that light is directed 

only onto the facade or roof. 

NM, Nicollet Mall Overlay District Standards – Requires variance(s) 

• The applicant has requested variances to the percentage of ground floor retail required and the 
maximum 8-foot setback in the NM, Nicollet Mall Overlay.   

• The area between the building and a lot line adjacent to a street, and all other areas not occupied 
by buildings or used for parking and loading purposes, must include amenities such as landscaping, 
tables and seating.  Amenities, including landscaping, seating, decorative paving and widened 
pedestrian ways would be provided between the building and the lot lines.  

• Buildings must be oriented so that at least one principal entrance faces Nicollet Mall.  One or more 
principal entrances would face Nicollet Mall. 

• In order to minimize the impact of shadowing and wind currents upon Nicollet Mall, and to 
maintain pedestrian scale and character, portions of buildings over ten stories or 140 feet, 
whichever is less, that comprise more than two hundred 200 feet of frontage on Nicollet Mall shall 
be set back from Nicollet Mall not less than 30 feet. Such setback shall begin no lower than the 
third story or 42 feet, whichever is less, and no higher than the 10th story or 140 feet, whichever 
is less. Where the first floor of a building or a portion of a building is separated from Nicollet Mall 
by open space, the required setback shall be reduced by the depth of such open space.  The 
building has less than 200 feet of frontage on Nicollet Mall and is therefore not subject to this 
provision.   

• The main lobby of the building and main elevator access must be located at street level. Both the 
main lobbies and elevator access for the residential and commercial uses would be located at street 
level.  A skyway lobby with an elevator is also located on the first floor.   

• On-site accessory parking facilities must be located to the rear or interior side of the site, within 
the principal building served, or entirely below grade.  All on-site parking would be enclosed within 
the principal building.   
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• Building facades must provide architectural detail to create visual interest and the exterior 
materials and appearance of the rear and side walls must be similar to and compatible with the 
front of the building.  Staff is recommending that the north elevation of the parking podium be 
modified to be more similar in appearance to the south and east elevations, specifically matching 
the material and glazing pattern.  This shall be required as a condition of approval.   

• The use of plain face concrete block as an exterior material is prohibited where visible from a 
public street or a residence or office residence district.  Plain face concrete block would not be 
used as an exterior material. 

• At least 40 percent of the first floor facade that faces Nicollet Mall or other public street must be 
windows or doors of clear or lightly tinted glass, including display windows. Windows must be 
distributed in a more or less even manner. Display windows must be illuminated until at least 1:00 
a.m. The required minimum window area is measured between the height of two feet and ten feet 
above the finished level of the first floor.  Nearly 100 percent of the first floor facades facing 
Nicollet Mall and 4th Street S, measured between two and ten feet, would be windows or doors 
with clear or lightly tinted glass.   

• Awnings and canopies are encouraged in order to provide protection for pedestrians and to 
emphasize individual uses and entrances.  Awnings are proposed at the residential entrances, the 
skyway lobby entrance and the retail entrance at the corner of Nicollet Mall and 4th Street S.   

 

DP, Downtown Parking Overlay District Standards – Meets requirements 

• All parking will be enclosed within the building, in compliance with the standards of the Downtown 
Parking Overlay district.  

 

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

The Minneapolis Plan for Sustainable Growth identifies the site as commercial on the future land use map. 
Nicollet Mall is a commercial corridor and downtown is a growth center and major retail center.  The 
proposed development is consistent with the following principles and policies outlined in the 
comprehensive plan:  

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. 

1.3.3 Encourage above-ground structured parking facilities to incorporate development that 
provides active uses on the ground floor. 

Land Use Policy 1.4: Develop and maintain strong and successful commercial and 
mixed use areas with a wide range of character and functions to serve the needs of 
current and future users. 

1.4.1 Support a variety of commercial districts and corridors of varying size, intensity of 
development, mix of uses, and market served. 

1.4.4 Continue to encourage principles of traditional urban design including site layout that 
screens off-street parking and loading, buildings that reinforce the street wall, principal 

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
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entrances that face the public sidewalks, and windows that provide “eyes on the 
street”. 

Land Use Policy 1.5: Promote growth and encourage overall city vitality by directing 
new commercial and mixed use development to designated corridors and districts. 

1.5.1 Support an appropriate mix of uses within a district or corridor with attention to 
surrounding uses, community needs and preferences, and availability of public facilities 

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. 

1.10.4 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 1.15: Support development of Growth Centers as locations for 
concentration of jobs and housing, and supporting services. 

1.15.3  Encourage the development of high- to very high-density housing within Growth 
Centers. 

Land Use Policy 1.16: Support a limited number of Major Retail Centers, while 
promoting their compatibility with the surrounding area and their accessibility to 
transit, bicycle and foot traffic 

1.16.1  Encourage the development of mixed residential, office, institutional and, where 
appropriate, small-scale retail sales and services to serve as transitions between Major 
Retail Centers and neighboring residential areas. 

1.16.2  Incorporate principles of traditional urban design in new and phased development, 
including buildings that reinforce the street wall, have windows that provide “eyes on 
the street”, and principal entrances that face the public sidewalks. 

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. 

10.1.1 Concentrate the tallest buildings in the Downtown core. 

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. 
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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 10.3: Use skyways to connect buildings Downtown. 

10.3.1 Provide maximum transparency of skyway walls in order to provide views to the 
outside that help users orient themselves. 

10.3.2 Maintain uniform skyway hours of operation wherever possible. 

10.3.3 Provide consistent and uniform directional signage and accessible skyway system maps 
near skyway entrances, particularly along primary transit and pedestrian routes. 

10.3.4 Provide convenient and easily accessible vertical connections between the skyway 
system and the public sidewalks, particularly along primary transit and pedestrian 
routes. 

The applicant is proposing a 30-story building with 368 dwelling units in the downtown core.  The 
building will add to the City’s skyline and fill in a gap in the urban fabric by replacing a surface parking lot 
with very high density development.  The building is designed in accordance with the Urban Design 
policies above, including ample space for pedestrians, a tower design that will minimize wind currents 
are ground level, a skyway connection across 4th Street with a public skyway access lobby from Nicollet 
Mall and structured parking.  The proposed density is appropriate in a downtown setting and active uses 
are proposed along all street frontages.   

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

The site has been identified as a key redevelopment site by the Downtown 2025 Plan and in the North 
Nicollet Mall Development Objectives.  Additionally, the Downtown 2010 Plan states, “The Minneapolis 
Public Library shall be connected by skyways to the office/retail core.” The library was constructed, with 
significant public investment, to accommodate a skyway connection across Nicollet Mall to this site.  As 
noted above, the subject building does not line up with the portion of the library that is designed to 
accommodate skyway access across Nicollet Mall and as such, no connection is proposed.  A skyway 
connection to the library would be expected as part of a future phase on the north side of the block.  
The applicant submitted an EAW for the entire block as it would be required in the event that they 
acquire the north portion of the block in the future.  The applicant is strongly encouraged to work with 
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Hennepin County on a skyway connection to the library for Phase 2 if and when they secure ownership 
of that piece.   

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 first floor building wall is required to be located not more than 8 feet 
from the lot lines adjacent to Nicollet Mall, 4th Street S and Marquette Avenue.  The building will be 
setback nine feet along Nicollet Mall, stepping back to 22 feet for the northernmost portion of the 
building.  Along 4th Street S, the building will be setback 12 feet from the property line up to the 
residential entrance.  Alternative compliance is requested for these two frontages.  A variance to 
the standards of the Nicollet Mall overlay district has also been requested.  The additional space 
between the building and property line will be used to create a wider pedestrian route along 
Nicollet Mall and to accommodate outdoor seating and landscaping.  Given the amenities proposed, 
staff recommends granting alternative compliance for this requirement.  Staff is also recommending 
approval of the variances.   

• Blank walls in excess of 25 feet.  The north side of the parking ramp contains blank walls that 
greatly exceed 25 feet in length.  For the first three floors, the only variation is a color change in 
the concrete panels.  On the first floor, the longest blank wall is 113 feet.  On the second and third 
floors, the longest sections of blank wall are approximately 77 feet.  Staff does not recommend 
granting alternative compliance for this requirement.  The north elevation will be completely 
exposed until the north portion of this block develops.  There is no timeline set for that and no 
plans have been proposed at this time.  Furthermore, a 20-foot service drive is proposed on the 
north side of the building that will keep this elevation visible even with any future development on 
the north side of the block.  A condition of approval has been recommended accordingly. 

• Windows are vertical in proportion.  The windows proposed in the parking podium are 
horizontally aligned to create artistic pattern in this portion of the building.  Given the nature of 
the use in this portion of the building and the overall design, staff recommends granting alternative 
compliance.   

• Compatibility between front and rear elevation.  The materials on the rear and side 
elevations are required to be similar to and compatible with the front elevation(s).  In this case, the 
street-facing elevations in the tower are precast concrete with a significant amount of glass.  The 
street-facing elevations in the parking podium are also precast concrete with a horizontal glass 
pattern.  The north elevation is nearly 100 percent precast concrete with no real articulation to 
break up the building wall.  This side is not compatible with the other three elevations of the 
building and alternative compliance is requested.  Staff does not recommend granting alternative 
compliance for this requirement for the reasons outlined above.  This elevation will be highly visible 
both before and after any future development occurs on the north side of the block.  A condition 
of approval has been added accordingly.   

PRELIMINARY PLAT 
The Department of Community Planning and Economic Development has analyzed the application for a 
Preliminary Plat 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. 
Subdivision Regulations: 

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
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT22LASU_CH598LASURE
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The subdivision is in conformance with the applicable zoning code regulations and policies of the 
comprehensive plan.  The site currently consists of several underlying platted lots that the applicant 
is proposing to plat into two large lots.  The proposed development will be on Lot 1, Block, Three 
Sixty Five Nicollet Addition.  Said lot is proposed to be 45,046 square feet in area.  Lot 2, Block 1 of 
this subdivision will be 64,257 square feet in area.  Both lots have frontage on multiple public streets.     

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 plat should have no impact on surrounding land uses.   

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 site is basically flat and does not present any other noted hazards.  
  

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. 
 
The proposed lot is buildable with minimal alterations and will have frontage on four public streets.   

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 proposed plat makes adequate provision for stormwater runoff.  Because the site includes 
disturbance of more than one acre of land, a stormwater management plan was required.  The 
Surface Waters and Sewers division of Public Works Department has reviewed the project for 
appropriate drainage and stormwater management. Specific comments related to stormwater can be 
found in the attached PDR report.   

 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by The Opus Group for the properties 
located at 315 Nicollet Mall: 

A. Variance of the standards of the Nicollet Mall Overlay district to allow less than 60 
percent of the gross floor area of the ground floor within the overlay district to be 
retail. 

Recommended motion: Approve the application for a variance.   

B. Variance of the standards of the Nicollet Mall Overlay district to portions of the 
building to be setback more than 8 feet from the front property lines. 
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Recommended motion: Approve the application for a variance to allow the building to be 
setback 12 feet from the front lot line along 4th Street for the residential entry, to allow the 
south portion of the building to be setback nine feet from the front property line along Nicollet 
Mall, and the north portion to the setback 22 feet from the front property line along Nicollet 
Mall.   

C. Site Plan Review for a new 30-story mixed use building with 368 dwelling units. 

Recommended motion: Approve the application for site plan review, subject to the following 
conditions: 

1. CPED Staff review and approval of the final site plan, lighting plan, landscaping plan, and 
elevations before permits may be issued.   

1. All site improvements shall be completed by September 8, 2017, unless extended by the 
Zoning Administrator, or permits may be revoked for noncompliance. 

2. All required ground floor windows shall have a visible light transmittance ratio of 0.6 or 
higher. 

3. The north elevation shall be revised to eliminate all instances of blank wall in excess of 25 
feet and to more closely match the appearance and proposed materials of the south and 
east elevations, in compliance with Section 530.120 and Section 551.930 of the zoning code.   

4. The secondary egress from the parking garage to the service drive shall be eliminated in 
order to minimize conflicts with bus traffic on Marquette Avenue.   

5. No shelving, signage, merchandise, newspaper racks or other similar fixtures shall be placed 
in front of the required ground level transparent windows.  

6. A minimum of seven parking stalls shall be designated as visitor spaces and signed 
accordingly, in compliance with Table 541-2 of the zoning code.   

D. Preliminary Plat. 

Recommended motion: Approve the application for a preliminary plat.   

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. PDR Report 
3. Zoning map 
4. Plans 
5. Bus exhibit 
6. Building elevations 
7. Renderings 
8. Shadow study  
9. Plat 
10. Photos 
11. Correspondence 
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Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*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 

This proposed 30 story building will include 368 residential dwelling unit and 367 on-site parking stalls.  The 

street level will house 9,600 sf of retail space and the residential lobby.  

Review Findings (by Discipline) 

 Zoning - Planning 

 The project requires an application for site plan review and variances to the NM, Nicollet Mall Overlay 

District standards.  Additionally, you have elected to plat the site.  To pursue the plat, the following items 

need to be addressed: 

 The plat needs a title at the top 

Status *  Tracking Number: PDR 1001336 

RESUBMISSION 

REQUIRED 
 

Applicant:  OPUS GROUP 

10350 BREN ROAD 

MTKA, MN 55343 

 
 

 

  Site Address: 315 NICOLLET MALL 

 

  Date Submitted: 14-JUL-2015 

  Date Reviewed: 22-JUL-2015 

http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp
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 The proposed legal descriptions  look like they should be:  Lot 1, Block 1, Three-Sixty Nicollet Addition 

to Minneapolis.  That needs to be reflected on the application worksheet. 

 You cannot have any development on an outlot, including parking.  If the intent is for the parking to stay 

on the north half of the block, that will need to be platted as Lot 2. 

 As an alternative to platting you could split the parcel by doing a minor subdivision to create two lots. 

 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 address for the proposed Nicollet Ave mixed-use building will be 315 Nicollet Ave S. This address meets 

the City of Minneapolis Street Naming and Address Standard requirements.  Additional addresses will be 

assigned to commercial establishments within the structure as the project progresses. 

 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. 

 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 (367 units x $1,521 per unit)  = $558,207 

 Non-Residential Commercial Space  = $    2,028 

 5% of $XX (Administration Fee)  = $    1,000 

 Total Park Dedication Administrative Fee:          = $561,235 

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

of building permit submittal. 

 For further information, please contact Matthew D. James at (612) 673-2547. 

 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 

mailto:cpinkalla@minneapolisparks.org
http://library.municode.com/index.aspx?clientId=11490
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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. 

 Street Design 

 The proposed driveway aprons on 4th St. S. and Marquette Ave are shown incorrectly with 10' radii; the 

Minneapolis standard driveway apron provides for a 5' radius (typically driveway apron radii are reduced to 2' 

in Downtown Minneapolis in order to maximize sidewalk pedestrian zone).  All driveway aprons shall be 

designed and constructed to City standards.  All driveway aprons shall be shown graphically correct on all 

related plan sheets.  Please refer to the following:  http://www.minneapolismn.gov/publicworks/plates/public-

works_road. 

 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 (Modified).  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. 

 Sidewalk 

 Planters and trees placement along 4th St. S. shall be considered carefully, shifted as far toward the curb as 

possible to maximize pedestrian through space to meet ADA guidelines and also achieve appropriate planter 

sizes for their proposed plantings.  A minimum 8'-0" clear zone (un-obstructed) sidewalk shall be maintained 

for the length of any block in a straight line.  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.  Sidewalk layouts and landscaping in the Public right-of-way shall follow the established design 

standards of Access Minneapolis; refer to the following:  

http://www.minneapolismn.gov/publicworks/transplan/index.htm  

 The landscaping plans are confusing as they relate to proposed sidewalk shown elsewhere in the plans; the 

symbolism for proposed sidewalk depicted on Sheet C3 of the plans is different from the sidewalk pattern 

depicted on the Landscaping Plans (Sheet L1.10).  The Applicant shall clarify the intent for proposed 

sidewalks, joint patterns, and other amenities, and depict them consistently throughout the plans.   Note that 

minimum joint spacing of 4' is typical for Minneapolis standard sidewalk. 

 Tree 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 following:  City of Minneapolis 

Urban Forest Policy 

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

 Note to the Applicant:  The current site plan correctly depicts the Nicollet Mall Re-design.  The Applicant 

(and his consultants and contractors) shall continue Project coordination with the Nicollet Mall Project 

Manager - Rick Kreuser.  Please add the following notes to the site plan: 

 Prior to starting any work, please contact Rick Kreuser at (612) 673-3624 regarding Nicollet Mall 

reconstruction and Project Coordination. 

 

 

http://www.minneapolismn.gov/publicworks/plates/public-works_road
http://www.minneapolismn.gov/publicworks/plates/public-works_road
http://www.minneapolismn.gov/publicworks/plates/public-works_road
http://www.minneapolismn.gov/publicworks/transplan/index.htm
http://www.minneapolismn.gov/www/groups/public/@cped/documents/webcontent/convert_282934.pdf
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 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). 

 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 the trash removal 

operations and show turning maneuvers for all vehicles 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. 

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

 Do we know if the bus lane on 4th is going to stay?  As of right now you development does not have any curb 

space to be used for pick up/drop off or any sort of loading.  these operations will have to be handled with in 

the property lines of your site. 

 Note to the Applicant:  The construction of this development will likely require the use of Public right-of-way 

(roadway and sidewalks) for construction purposes.  A request for an estimate of street use and obstruction 

permit fees can be made to the City's Traffic Department; please contact Scott Kramer at (612) 673-2383 for 

further information. 

 Note to the Applicant:  Please add the following notes to the site plan: 

 Street lighting installed as part of the Project shall be inspected by the City.  Contractors shall arrange for 

inspections with the Traffic Department, please contact Dave Prehall at (612) 673-5759 for further 

information.  Any lighting installations not meeting City specifications will be required to be reinstalled 

at Owner expense. 

 An obstruction permit is required anytime construction work is performed in the Public right-of-way.  

Please contact Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane closures.  Log on to 

http://minneapolis.mn.roway.net/ for a permit. 

 Contact Allan Klugman at (612) 673-2743 prior to construction for the temporary removal/temporary 

relocation of any City of Minneapolis signal system that may be in the way of construction. 

 All costs for relocation and/or repair of City Traffic facilities shall be borne by the Contractor and/or 

Property Owner. 

 Contact Doug Maday at (612) 673-5755 prior to construction for the removal of any City of Minneapolis 

right of way signs that may be in the way of construction. 

 Water 

 The plan as submitted meets the requirements of the Public Works Water Maintenance & Distribution 

Division. 

 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. 

 Meet all requirements for High-Rise buildings. 

 Maintain fire apparatus access at all times. 

 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 may be required for this proposed project. 

 

http://minneapolis.mn.roway.net/
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 Environmental Health 

 315 Nicollet Mall had two 15,000 gallon underground fuel oil tanks removed in 1990. It was reported to the 

MPCA that the tanks had leaked and Leak Site number 2209 was assigned. Approximately 664 tons of soil 

was treated and the leak site was closed in 1994. It is not identified if groundwater was impacted or soil 

contamination remains. It is recommended the developer enroll in the Minnesota Pollution Control Agency 

Brownfield Remediation program and request a letter of no association for the site. 

 In 1884 the Palace Building was built and subsequently demolished in 1961. The Sheraton-Ritz was built on 

the site and then demolished in 1990. City records indicated several oil burner permits over the life of these 

buildings. The two tanks removed in 1990 are part of this record. Additional tanks may still exist another 

structures abandoned during the demolition that may be discoverd during this new construction. 

 This includes two wells identified on site from City and State Records. The Palace building operated a 

commercial well site identified by UWN 200622 which was 510 feet deep. Its date of construction is 

unknown. A 102 foot monitoring well was constructed in 1989. The Minnesota Department of health Well 

Program and the Minnesota Geological Survey office have been contacted to identify if any sealing records 

exist. If no documentation has been filed the wells will need to be located a sealed as part of this development 

project. If the wells cannot be located an unlocatable well sealing variance will need to be obtained from the 

Minnesota department of health accompanied by documentation on efforts made to locate the abandoned 

wells. 

 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 annu 

 Historical Preservation Committee 

 There is no HPC flag on this property. HPC review is not required at this time. 

 Sewer Design 

 Stormwater Management:  Please provide stormwater modeling and calculations demonstrating compliance 

with the stormwater treatment requirements of Chapter 54 of the Minneapolis Code of Ordinances.  Please 

include stormwater models/calculations, BMP maintenance plans, and geotechnical reports. 

 Please add the following note to the appropriate plan sheet: The Contractor, property owner or responsible 

party shall contact Minneapolis Surface Waters and Sewers 48 hours prior to any excavation or construction 

related to or in the location of the proposed Stormwater Management BMP (Contact Paul Chellsen, 673-2406 

or paul.chellsen@minneapolismn.gov). 

 Please add the following note to the appropriate plan sheet: Upon the project's completion the General 

Contractor, Property Owner or Responsible Party shall provide to the Department of Public Works a Final 

Stormwater Management Report including record drawings.  This report will serve as a means of verification 

that the intent of the approved stormwater management design has been met.  This final report shall 

substantiate that all aspects of the original design have been adequately provided for by the construction of the 

project. 

mailto:paul.chellsen@minneapolismn.gov
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 Future development of the remaining site would be considered phased or connected actions and also trigger 

the stormwater treatment requirements of Chapter 54 MCO. 

 Utility Connections:  The sanitary sewer connection locations should be coordinated with the proposed 

Nicollet Mall sanitary sewer project.  Please continue to work with Jeremy Strehlo, (612) 673-3973, to 

coordinate connection locations, timing and methods. 

 Please provide justification for the sizing of the proposed 12" sanitary connections.  The size of the 

connections should be minimized as much as possible, while providing sufficient capacity based on expected 

flows. 

 The proposed storm sewer connection should be routed within the property instead of within the right-of-way 

along Nicollet Mall (STMH 1 to the existing City drill hole). 

 Additional comments on the proposed storm sewer connection may be provided upon submittal and review of 

the requested stormwater management report. 

 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 

 Project should schedule a preliminary plan review meeting at such time that a code review and code plans 

have been developed. 

 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.  

 

 

END OF REPORT

 

mailto:jeremy.strehlo@minneapolismn.gov
mailto:karon.cappaert@metc.state.mn.us
http://www.ci.minneapolis.mn.us/mdr/docs/sac_availability_charge.pdf
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April 28th, 2015 
 
Matthew G. Rauenhorst 
Vice President, Real Estate Development  
 Opus Development Company, L.L.C. 
10350 Bren Road West   
Minnetonka, MN 55343  
 
RE: Ritz Block Redevelopment Project Phase 1 
 
Dear Matthew: 
 
The DMNA Board would like to thank you and members of your project team for presenting plans for the 
proposed Opus redevelopment of the former Ritz Hotel block.    
 
The DMNA Board voted to support the project as presented on April 20th, 2015.  Your investment in architectural 
quality coupled with the project’s ability to adapt to changes in residential demand and the early success of Nic 
on 5th engenders strong confidence from the board.  Further, the proposed retail along Nicollet and full glass 
coverage along 3rd and 4th Streets will serve to improve the pedestrian experience and perception of safety.  
 
If significant changes are made to the design or proposed use of the project, the board requests notification and 
the opportunity to amend its support.    Significant changes to, or the elimination of, elements identified below 
would also require board notification: 

 Glass coverage  at the ground level 

 Artistic screening of the parking structure 

 Skyway connections or skyway readiness 

 Ground level, exterior-facing retail along Nicollet Avenue 
  
The DMNA Board looks forward to supporting Opus in its successful execution of this important project.   
 

 
Sincerely, 
 
 
Chad DiDonato 
DMNA Board Chair 
 
cc.  
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