
  

Date Application Deemed Complete March 4, 2016 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period May 3, 2016 End of 120-Day Decision Period Not applicable 

 

  

 

 

LAND USE APPLICATION SUMMARY 

Property Location: 619 3rd Street South 

Project Name:  Downtown East Phase II – Radisson Red 

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

Applicant: Carlson Rezidor Hotel Group 

Project Contact: Carl Runck with Ryan Companies US, Inc. 

Request:  To allow signage on Phase II of the Downtown East Planned Unit Development. 

Required Applications: 

Conditional Use 
Permit for a Planned 
Unit Development 

For a modification to Phase II of a Planned Unit Development to allow two 
signs to exceed the maximum allowed height on the building. 

SITE DATA 

Existing Zoning 
B4N Downtown Neighborhood District 
DP Downtown Parking Overlay District 

Lot Area 42,574 square feet / 1.00 acre 

Ward(s) 3 

Neighborhood(s) Downtown East 

Designated Future 
Land Use Mixed Use 

Land Use Features Growth Center (Downtown) 

Small Area Plan(s) 
Historic Mills District Plan (1998) 
Downtown East/North Loop Master Plan (2003) 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #3 
April 11, 2016 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in downtown Minneapolis. 
The site is located on the northern half of the block bounded by 3rd Street South, Portland Avenue 
South, 4th Street South and Park Avenue. The site is currently being used for construction staging. 

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. The applicant is in the process of constructing a Radisson Red Hotel. The 
hotel will be five-stories tall and will have 164 rooms. There will be a bar/restaurant and fitness space on 
the ground floor of the building that is affiliated with the hotel. There will also be approximately 7,200 
square feet of additional commercial space not associated with the hotel on the ground-floor. In 
addition, there will be a 13-space surface parking lot located towards the south side of the building. In 
addition, the hotel will have access to 19 parking spaces located in the adjacent mixed-use building. A 
tunnel will be constructed between the two buildings. 

At this time the applicant is seeking approvals for the sign package that includes both wall signs and 
freestanding auxiliary signs. All of the signs meet the dimensional requirements of the zoning code 
except two of the wall signs. The wall signs located on the east and west sides of the building are 
located more than 28 feet above grade. Both of these signs are located 60 feet above grade. The 
applicant is seeking an exception to the sign regulations through the planned unit development. The 
applicant is proposing five points worth of amenity points for this exception to the zoning code. 

RELATED APPROVALS. Ryan Companies is redeveloping five blocks on the east side of 
Downtown. Three of the blocks are bounded by South 3rd Street, 5th Avenue South, South 4th Street, 
and Chicago Avenue and the two additional blocks are bounded by South 4th Street, 5th Avenue South, 
South 5th Street, and Park Avenue. 

PHASE I. The development is being reviewed as a multi-phased Planned Unit Development (PUD). The 
first phase of the development is currently under construction. The first phase includes two mixed-use 
buildings including ground level and skyway level commercial space, residential units, enclosed loading 
and parking areas and office space. The two buildings will be mirror images of one another and are being 
built between South 3rd Street, 5th Avenue South, South 4th Street and Park Avenue. This phase also 
includes an above ground parking garage located on the block between South 3rd Street, Park Avenue, 
South 4th Street and Chicago Avenue. There will be over 1,500 parking spaces in this garage. Skyways 
will connect the three new buildings to the existing Jerry Haaf parking garage, which connects to the 
extensive downtown skyway network, and the new Minnesota Multi-Purpose Stadium. The first phase 
also includes a residential development on the western one-third of the block bounded by South 4th 
Street, 5th Avenue South, South 5th Street and Portland Avenue. This phase of the development was 
approved in November of 2013. 

PHASE II. The second phase of the PUD includes the construction of a Radisson Red Hotel on the 
northern portion of the block bounded by South 3rd Street, Portland Avenue, South 4th Street and Park 
Avenue. This phase of the development is also currently under construction. The hotel will be five-
stories tall and will have 164 rooms. There will be a bar/restaurant and fitness space on the ground floor 
of the building that is affiliated with the hotel. There will be additional commercial space not associated 
with the hotel on the ground-floor. The applicant is proposing to have 13 parking spaces provided 
towards the south side of the building and would connect to the adjacent underground parking garage 
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via a tunnel for access to an additional 19 parking spaces. This phase of the development was approved 
in July of 2015. 

PHASE III. The third phase of the PUD involves the construction of a park on the eastern two-thirds 
of the block bounded by South 3rd Street, Portland Avenue, South 4th Street and Park Avenue and the 
block bounded by South 4th Street, Portland Avenue, 5th Avenue South, and Park Avenue. This is the 
park commonly referred to as The Downtown East Commons. This phase of the development was 
approved in October of 2015 and is also currently under construction. 

PHASE IV. The fourth phase of the PUD is proposed to be a four-story office building with 
approximately 170,000 square feet of floor area. There will be one level of underground parking 
containing 60 spaces. Access to the underground parking garage will be from a shared ramp on 5th 

Avenue South that is also utilized by the residential units that are being constructed as part of the first 
phase of the PUD. There will be two loading spaces located within the building. The loading spaces will 
be located in the middle of the proposed building and will be accessed from the loading area within the 
office tower that is being constructed as part of the first phase of the PUD. In addition, a tunnel will 
connect the proposed building to the office tower that is being constructed as part of the first phase of 
the PUD. This will allow the uses or the proposed office building to gain access to the city’s skyway 
system. This phase of the development is being reviewed by the City Planning Commission on the same 
day as the proposed variance application is being heard. 

PUBLIC COMMENTS. No comment letters have been received in regards to this application. Any 
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 for a 
modification to Phase II of a Planned Unit Development to allow two signs to exceed the maximum 
allowed height on the building 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. 

A modification to Phase II of a Planned Unit Development to allow two signs to exceed the 
maximum allowed height on the building will not be detrimental to or endanger the public health, 
safety, comfort or general welfare. The proposed signs will help identify the building and assist with 
wayfinding. 

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. 

A modification to Phase II of a Planned Unit Development to allow two signs to exceed the 
maximum allowed height on the building 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 signs will complement the building. 
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3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be 
provided. 

Increasing the height of two wall signs will have no impact on utilities, access roads or drainage. 

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

Increasing the height of two wall signs will have no impact on 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 general land use policies of The 
Minneapolis Plan for Sustainable Growth:  

Establish land use regulations to achieve the highest possible development standards, 
enhance the environment, protect public health, support a vital mix of land uses, and 
promote flexible approaches to carry out the comprehensive plan. 

1.1.3 Encourage the use of flexible regulatory options that promote high quality 
development, such as the Planned Unit Development (PUD) tool. 

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: 

On-premise signs. 

Signs are subject to the requirements of Chapter 543, On-Premise Signs. In the B4N zoning district 
there can be two-and-a-half square feet of signage for every one linear 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 monument signs are 
limited to 32 square feet in size and can be no taller than 8 feet. However, a freestanding monument 
sign shall not be allowed if the amount of signage exceeds two-and-a-half square feet of signage for every 
one foot of primary building wall. The zoning code limits the number of freestanding signs on a zoning 
lot to one. 

The applicant is proposing to have four wall signs on the building and several freestanding auxiliary signs 
in the parking area. All of the signs meet the dimensional requirements of the zoning code except two of 
the wall signs. The wall signs located on the east and west sides of the building are located more than 28 
feet above grade. Both of these signs are located 60 feet above grade. The applicant is proposing five 
points worth of amenities to allow for this exception to the zoning code. 

The city planning commission may authorize alternatives to the sign standards for the purpose of 
promoting an integrated master sign plan provided the required amenities are provided and a master 
sign plan meets the following criteria: 
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1. The sign plan may not allow a sign that is otherwise prohibited by the zoning ordinance. 

The two wall signs that need an exception to the zoning code regulations are allowed by ordinance. 
The proposed overall height of the two signs exceeds the 28-foot limitation. 

2. The alternative will not significantly increase or lead to sign clutter in the area or result in a sign that is 
inconsistent with the purpose of the zoning district in which the property is located. 

The wall signs on the east and west walls are the only wall signs on these elevations. Given this, they 
will not lead to sign clutter. Regulations governing on-premises signs are established to allow 
effective signage appropriate to the planned character of each zoning district, to promote an 
attractive environment by minimizing visual clutter and confusion, to minimize adverse effects on 
nearby property, and to protect the public health, safety and welfare. The height of the two wall 
signs is appropriate for this area. The mixed-use building to the south of the proposed hotel will be 
23 stories tall and the parking garage to the east will be seven stories tall. The mixed-use building 
has two wall signs located 200 feet above grade. 

3. The alternative will allow a sign that relates in size, shape, materials, color, illumination and character to the 
function and architectural character of the building or property on which the sign will be located. 

The proposed signs relate in size, shape, materials, color, illumination and character to the proposed 
building. The two walls signs are identical to one another. The walls signs are approximately 115 
square feet in size and will be located approximately one foot from the top of the building. The 
proposed signs will occupy approximately three percent of the building wall to which they are 
attached. The signs will be attached to the building vertically to align with the window layout on the 
ends of the building. The signs will be made out of polycarbonate and will be internally illuminated. 

Points required for alternatives: 

 On-premise signs – 5 points. 

Total = 5 points. 

 

Phasing plan.  [List the phases, compliance dates, and the exceptions and amenities in each phase, or indicate 
that the development modifies an existing PUD.] 

Phase Approval Date Alternative Amenity 

Phase I November 12, 2013 

 Establishment of the 
PUD 

 Building height 
 On-premise signs 

 LEED 
 Plaza 
 Energy Efficiency 
 Living wall system 
 Shared vehicle 
 Enhanced landscaping 
 Enhanced stormwater 
management 

 Recycling storage area 

Phase II July 20, 2015  Not applicable  Not applicable 

Phase II, 
amendment April 11, 2016  On-premise signs 

 Pedestrian improvements 
 Enhanced stormwater 
management 

 Recycling storage area 
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Amenities provided: 

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

Pedestrian improvements (3 points) 

A site and building design that allows for exceptional and accessible pedestrian and/or bicycle access through 
and/or around a site that exceeds the requirements of Chapter 530, Site Plan Review. The improvements shall 
use a combination of landscaping, decorative materials, access control and lighting to create a safe, clear and 
aesthetically pleasing access through and/or around the site that complies with the Americans with Disabilities 
Act accessibility requirements. 

The applicant will be installing rain gardens along 3rd Street South and boulevard trees on Park Avenue 
and Portland Avenue South. The remaining sidewalk width will range between six and seven feet which 
exceeds ADA requirements. Building entrances will be highlighted with decorative pavement and 
seasonal planters. The outdoor patio areas on the east and west sides of the building will also have 
decorative pavement. Landscaping both planted in the ground and in planters will define the edges of the 
patios. The applicant will also be installing concrete benches along 3rd Street South and wood benches 
along Portland Avenue South. In addition, the applicant will implement the streetscape design as called 
for in the East Downtown Pedestrian Realm Augmentation Study. The overall goals of the plan are to 
reduce roadway width, increase sidewalk widths and add dedicated bike lanes where feasible. 

Enhanced stormwater management (1 point) 

Provide capacity for infiltrating stormwater generated onsite with artful rain garden design that serves as a visible 
amenity. Rain garden designs shall be visually compatible with the form and function of the space and shall 
include for long-term maintenance of the design. The design shall conform to requirements of the stormwater 
management plan approved by public works. 

The applicant has designed a series of rain gardens in the public boulevard along South 3rd Street. All of 
the rain gardens will be six feet wide and 30 feet in length. The rain gardens will be planted with a 
variety of perennials and canopy trees. The City of Minneapolis will review and approve the applicant’s 
stormwater management plan. 

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 recycling storage area on the first floor of the building. 

Table 1. Amenity Points Summary 

Amenity Points Requested by Applicant Points Recommended by Staff 

Pedestrian improvements 3 points 3 points 

Enhanced stormwater 
management 1 point 1 point 

Recycling storage area 1 point 1 point 

Total 5 points 5 points 
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 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: 

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 height of the two wall signs is appropriate for this area. The mixed-use building to the south 
of the proposed hotel will be 23 stories tall and the parking garage to the east will be seven 
stories tall. The mixed-use building has two wall signs located 200 feet above grade. 

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. 

Increasing the height of two wall signs will have no impact on traffic generation characteristics. 

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 pedestrian improvements, enhanced stormwater management 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. 

As mentioned above, the height of the two wall signs is appropriate for this area. The mixed-use 
building to the south of the proposed hotel will be 23 stories tall and the parking garage to the 
east will be seven stories tall. The mixed-use building has two wall signs located 200 feet above 
grade. 

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. 

There are no residential uses or residentially zoned properties adjacent to the site. People 
Serving People, an existing shelter, and the American Trio Building, an existing mixed-use 
residential and commercial building, are located across South 4th Street from the development. 
The public street functions as a transition area. The wall signs on the east and west sides of the 
building will face a parking garage and an office building. 

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. 

Increasing the height of two wall signs will have no impact on stormwater runoff and storage and 
temporary and permanent erosion control. 

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. 
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LED light bulbs will be utilized to illuminate the signs. 

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

A Registered Land Survey (RLS) was approved as part of the development applications in July of 
2015. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by Carlson Rezidor Hotel Group for the 
property located at 619 3rd Street South: 

A. Conditional Use Permit for a Planned Unit Development. 

Recommended motion: Approve the application for a modification to Phase II of a Planned Unit 
Development to allow two signs to exceed the maximum allowed height on the building, 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. As required by section 527.120 of the zoning code, the development shall comply with the 
standards for pedestrian improvements, enhanced stormwater management and a recycling 
storage area from Table 527-1, Amenities totaling a minimum of 5 points. 

ATTACHMENTS 

1. Project description 
2. Written responses to the findings 
3. Zoning map 
4. Site plan 
5. Elevations 
6. Sign plans 
7. Photos 
8. Correspondence 





 
  

RYAN A+E, INC. 
  50 South Tenth Street, Suite 300 

  Minneapolis, MN 55403-2012 
 

  612-492-4000 tel 
  612-492-3000 fax 

 

W W W . R Y A N C O M P A N I E S .C O M  

 
TO Hilary Dvorak 

DATE 2/12/2016 

FROM Ryan Companies US, Inc. 

SUBJECT CUP Required Findings 

CC Carl Runck 
Dan Elenbaas 

 
Conditional Use Permit Required 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 addition of these signs to the building will have no negative effects on the public health, 
safety, comfort or general welfare.  By improving wayfinding to the hotel, drivers who are 
unfamiliar with the area will be able to find the hotel easier and spend less time roaming the 
streets focused on their GPS instead of their driving. 
 

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 state-of-the-art appearance and additional signage which compliments the building’s 
overall aesthetics will only help improve the appeal of the surrounding area and properties.  
The signs will help attract potential patrons and improve awareness of the new brand.  As more 
people stay at the hotel, the surrounding businesses will benefit. 
 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will 
be provided. 
 
Proper electrical connections to light the signs will be provided for.  Other than that, the signs 
have no effect on utilities, access roads, drainage or other facilities. 
 

4. Adequate measures have been taken to minimize traffic congestion in the public streets. 
 
The addition of these signs will have no effect on traffic conditions. 
 

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



 
  

RYAN A+E, INC. 
  50 South Tenth Street, Suite 300 

  Minneapolis, MN 55403-2012 
 

  612-492-4000 tel 
  612-492-3000 fax 

 

W W W . R Y A N C O M P A N I E S .C O M  

 
The comprehensive plan states that signage for urban development should “promote an 
attractive environment by minimizing visual clutter and confusion caused by a proliferation of 
signage.”  We are only proposing the installation of 1 sign on each end of the building (2 total). 
 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located. 
 
We are requesting the CUP to allow a sign that is located over 28 feet above grade, the typical 
maximum height for signs in a Downtown District.  We are also requesting the CUP to allow 
our sign to be over 14 feet tall.  The signs we are proposing are bookmark signs that run up the 
building, so although they are 23 feet tall, they are only 5 feet wide.  We are complying with all 
other signage requirements for wall signs in a typical Downtown District.  These include being a 
maximum of 120 square feet in area and only allowing 1 wall sign per building face.  The RED 
signs on the entrance glass box are under the allowable area for the longest frontage.  The 
window signs along the restaurant are over 7’ from the ground. 









Planned Unit Development Application
Proposed Authorized Alternative Amenities

Below is a breakdown of the alternative amenities we are proposing to offset the signage proposed
above the allowable height.

• (3 Points) Pedestrian Improvements — The site area surrounding the Radisson Red building will provide 
exceptional access for all users.  The rain gardens along 3rd street are placed within 6” of back of curb to 
provide 6 -7’ of clear zone, well above the ADA requirement of 5’.  Entrances will be highlighted with 
colorful plantings and decorative paving.  Outdoor patios on the east and west sides of the building will 
also have decorative paving with an array of eye catching planters.  The south side of the building will 
have foundation plantings and trees with up lighting to provide an inviting and safe environment.  Main 
access points will have automated sliding doors or an access control button.  Six easily accessible bike 
racks will be provided to encourage non-vehicle transportation.

• (1 Point) Enhanced Stormwater Management — Along 3rd street rain water that lands on the sidewalk 
will be directed into two large rain gardens.  This will reduce the load on the city storm sewer system. 

• (1 Point) Recycling Storage area —There is a dedicated area within the building for collecting and 
storage of non-hazardous materials for recycling.

Total = 5 Points 
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