
 

CPED STAFF REPORT 
Prepared for the City Planning Commission 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 300 Washington Avenue South (225 3rd Avenue South) 

Project Name:  Depot Renaissance Expansion 
Prepared By: Becca Farrar-Hughes, Senior City Planner, (612) 673-3594  

Applicant: CSM Corporation 

Project Contact:   CSM Corporation, Attn:  John Ferrier 
Request:  To allow additions to the existing Depot Renaissance Hotel  
Required Applications: 

Site Plan Review 

To construct a single-story addition (6th floor) on top of the existing Depot 
Renaissance Hotel as well as remove the existing waterpark to allow for an 
infill addition which results in additional guest rooms, a fitness center, a 
concierge lounge and pool. No work is planned for the Milwaukee Road Depot 
building or Freight House, which is a locally (1979) and nationally (1978) 
designated Individual Landmark. The site is zoned C3A (Community Activity 
Center) District and is located in the DP (Downtown Parking) Overlay 
District and the DH (Downtown Height Overlay District).   

 
SITE DATA 
 

Existing Zoning 
C3A District 
DH Overlay District 
DP Overlay District 

Lot Area 247,657 square feet / 5.69 acres 
Ward(s) 3 
Neighborhood(s) Downtown Minneapolis Neighborhood Association (DMNA) 
Designated Future 
Land Use Mixed Use 

Land Use Features 

The subject property is located in Downtown Minneapolis which is a 
designated Growth Center. It is also located within the boundaries of the Mill 
District Activity Center and along Washington Avenue South which is a 
designated Commercial Corridor.  

Small Area Plan(s) Update to the Historic Mills District Master Plan 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property, a nearly full two block site bounded by 
Washington Avenue South, 3rd Avenue South, 5th Avenue South and South 2nd Street, is currently 
occupied by the Milwaukee Road Depot development which consists of the Milwaukee Road Depot and 
Freight House, along with the Renaissance and Residence Inn Hotels. A total of 351 hotel rooms and 
646 off-street parking stalls (underground/surface parking areas) are located on the premises. 

The Milwaukee Road Depot and Freight House, designed by prominent Chicago architect Charles Frost, 
were constructed between 1897 and 1899.  The Depot is constructed from stone and yellow brick and 
the Freight House was built with rare Fink trusses.  The Depot was the last remaining major railroad 
passenger depot in Minneapolis and was designated as a national landmark in 1978 and a local landmark 
in 1979.  The designation includes both the exterior of the structure and the interior of the structure.  
The property is not located within the boundaries of a historic district; however, the property is located 
across the street from the boundaries of the St. Anthony Falls Historic District which terminates at 
South 2nd Street. 

In 1999, the City’s Heritage Preservation Commission approved CSM’s plans to redevelop the nearly 
entire two-block Depot site.  The proposal included plans to rehabilitate the Depot and Freight House, 
to construct two new hotels on the north half of the block and to build a parking structure (two levels 
of underground parking and one level of at-grade parking) between the Train Shed and the hotels. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The properties surrounding the site 
are a mix of different uses consistent with those found in this area of Downtown predominantly 
including commercial, residential and office uses.  The Mill City Quarter project was recently approved 
across South 2nd Street. The zoning classifications are also mixed and include C3A and various 
downtown zoning designations. 

PROJECT DESCRIPTION.  The applicant proposes to construct a single-story addition (6th floor) 
that is 9 feet, 4 inches in height on top of the existing Depot Renaissance Hotel, as well as remove the 
existing waterpark to allow for an infill addition which results in a total of 110 additional guest rooms, a 
fitness center, a concierge lounge and pool. The total square footage of the proposed additions would 
be 54,582 square feet.  No work is planned for the Milwaukee Road Depot building or Freight House, 
which is a locally (1979) and nationally (1978) designated Individual Landmark. 

As previously noted, the subject property is nearly two full blocks bounded by 3rd Avenue South, 2nd 
Street South, 5th Avenue South and Washington Avenue South.  The site is zoned C3A (Community 
Activity Center) District and is located in the DP (Downtown Parking) Overlay District and the DH 
(Downtown Height Overlay District).  No expansion of the existing surface parking lot located at the 
interior of the site is proposed and given the location of the site within the DH Overlay District, which 
allows a maximum height of 8 stories or 112 feet, even with the proposed addition, the building would 
comply with the maximum allowable height. 

The Renaissance and Residence Inn Hotels were built as new construction in 2001 and are linked to the 
landmark buildings located on the premises.  The Renaissance Inn is a 5-story, approximately 136,124 
square foot structure that includes 202 hotel rooms.  The Residence Inn is a 4-story, approximately 
91,600 square foot structure that includes 130 hotel rooms. In addition, there are 19 rooms that are 
historic suites.  Should the proposal to construct an additional 110 guest rooms to the Renaissance Inn 
be approved there would be a total of 312 hotel rooms in that hotel.  In total on site, 461 hotel rooms 
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would be provided as well as 642 off-street parking spaces (4 would be removed from the surface 
parking area in lieu of landscaped islands).   

The removal of the waterpark and proposed infill addition on the north elevation of the building facing 
2nd Street South would be clad in masonry that matches the existing Renaissance hotel.  The stone 
removed from the waterpark area would be reused to build the new pool and fitness center enclosure.  
The proposed 6th floor addition to the hotel would utilize steel framing and insulated metal panel to 
match the bronze metal panel and trusses found on the historic portions of the buildings.   
 
The applicant also proposes to add landscaping via planters to the interior surface parking area (that 
results in a reduction of 4 off-street parking spaces) as well as improve the pedestrian 
circulation/connection adjacent to 5th Avenue South by narrowing the driveway and providing a 
crosswalk to connect the sidewalk as it crosses the driveway.  The proposed 54,582 square foot 
addition to the existing building triggers site plan review. 

RELATED APPROVALS.  The subject property has had numerous Certificates of Appropriateness, 
Certificates of No Change and historic variances applied for since 1999 when the redevelopment for the 
site was approved. One of the historic variances that was granted by the City Council for the property 
was to allow up to 100 surface parking spaces under the open-air portion of the Freight House for 
twenty years from the date that permanent financing for Phase I Redevelopment was in place, which was 
July 30, 1999.  As such, the surface parking spaces located on the premises under the open-air portion 
of the Train Shed would need to be eliminated by no later than July 30, 2019. 

The current proposal received HPC approval for a Certificate of Appropriateness on March 3, 2015. 

Planning Case # Application Description Action 
BZH-28550 Certificate of 

Appropriateness 
To construct a single-
story addition (6th floor) 
on top of the existing 
Depot Renaissance Hotel 
as well as remove the 
existing waterpark to 
allow for an infill addition 
which results in 110 
additional guest rooms, a 
fitness center, a concierge 
lounge and pool. 

Approved in 2015. 

PUBLIC COMMENTS. Staff has not received official correspondence from the Downtown 
Minneapolis Neighborhood Association (DMNA).  One neighborhood letter is attached. Any additional 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration. 

ANALYSIS 

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

Building Placement and Design – Requires alternative compliance 

• The site is developed with existing buildings. Other than removing the existing water park 
located on the north elevation of the building facing 2nd Street South and constructing an infill 
addition that is consistent with the location of the existing building, no other alterations to the 
building footprint are proposed on site.  The location of the infill addition from the property line 
along 2nd Street South is approximately 8-10 feet. Alternative compliance would be necessary 
for those portions greater than 8 feet.  Staff would recommend that the Planning Commission 
grant alternative compliance in this specific circumstance as the alignment of the addition is 
meant to be consistent and to blend into the existing buildings.  Further, the street wall is 
reinforced and the slightly greater setback allows for a wider sidewalk width and landscape 
plantings between the building and the public street.   

• The existing principal entrances would remain.  No additional entrances are proposed within 
the infill addition.  The area between the proposed infill building addition and the lot line along 
2nd Street South would include landscaping consistent with the existing plantings.  

• Windows between 2 and 10 feet are required in order to provide natural surveillance and 
visibility by having active uses located along public streets.  The existing buildings will not be 
evaluated, but the proposed infill addition is subject to a 30% window requirement on the north 
elevation facing 2nd Street South and on the south elevation facing the existing surface parking 
lot.  The proposed development exceeds the ground floor window requirements and exceeds 
the 10% window requirement on each floor above the first floor that faces the public street, 
public sidewalk and on-site parking lot. All windows are distributed in a more or less even 
manner and are also vertical in proportion.  See Table 1. All ground level windows must be 
transparent (non-reflective) as required by Section 530.120 of the Zoning Code.      

• There are no blank uninterrupted walls greater than 25 feet in length on the exterior elevations 
of the proposed additions as windows, entries, recesses and/or projections, or other 
architectural elements are included.   

• No plain face concrete block is proposed. 
• The proposal complies with the ground floor active functions provision as storage areas do not 

exceed 30% of linear frontage along the street.   
• The exterior materials proposed on the infill addition include masonry, stone, metal, glass and 

various architectural details. All proposed materials are durable.  The north elevation of the 
proposed infill addition facing 2nd Street South would be clad in masonry that matches the 
existing Renaissance hotel.  The stone removed from the waterpark area would be reused to 
build the new pool and fitness center enclosure.  The proposed 6th floor addition to the hotel 
would utilize steel framing and insulated metal panel to match the bronze metal panel and 
trusses found on the historic portions of the buildings.  Future changes in exterior materials may 
require review before the Heritage Preservation Commission and City Planning Commission.  
The proposed building form and flat roof would be considered compatible with other buildings 
in the area. 

• All parking on the subject site is existing and accessed off of 5th Avenue South.  There are a total 
of 100 surface parking spaces located at the interior of the site, 82 spaces located within the 
Depot Shed, 464 spaces located within the underground parking garage for a total of 646 off-
street parking spaces.  The applicant proposes to incorporate two landscape islands within the 
surface parking lot for a 4 space reduction to 642 off-street parking spaces. A total of 34 bicycle 
parking spaces are provided on site. 
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Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
Hotel Uses   
2nd St. S.-1st Floor 30% minimum 115 sq. ft. 38% 144 sq. ft. 
On-site parking lot – 1st 
Floor 30% minimum 127 sq. ft. 81% 344 sq. ft. 

2nd St. S.- 
2nd Floor and Above 10% minimum >10% 

On-site parking lot -2nd 
Floor and Above 10% minimum >10% 

Access and Circulation – Meets requirements with Conditions of Approval  

• All walkways on site, with the exception of a small segment adjacent to the infill addition, are 
existing and connect the parking lot to the building it serves and to the public sidewalk.   

• No transit shelters are included in the development. 
• The development currently has not been designed to minimize conflicts with pedestrian traffic 

due to the poor pedestrian environment that exists along 5th Avenue South, a consequence of 
the geometry of the street alignment, number and expansiveness of curb cuts in that location as 
well as the design of the public sidewalk.  Other than the drop-off area/porte cochere that is 
located off 3rd Avenue South, the only other access to the site and to all of the on-site parking is 
located off of 5th Avenue South. The applicant is proposing to improve the pedestrian 
connection along 5th Avenue South by reducing the curb cut widths to 19 feet and to 45 feet, 
raising the public sidewalk and demarcating the pedestrian path by utilizing colored concrete.  
While the proposed improvements are noteworthy, CPED Staff has strong concerns that the 
proposed improvements do not adequately address this longstanding issue.  Staff has consulted 
with Public Works and would recommend that the Planning Commission require the following 
additional modifications along 5th Avenue South: reduce the northerly curb cut width from 19 
feet to 16 feet; reduce the southerly curb cut width from 45 feet to 20 feet all while elevating 
the public sidewalk in this location so that it ties into and flows at one continuous grade along 
the street.  Currently, there are no residential uses immediately surrounding the site, although 
residential uses are planned for properties to the north and northeast of the subject site. 

• There is no public alley adjacent to the site.   
• The site as proposed is primarily covered by the existing buildings, a parking lot driveways/drive 

aisles and landscaping. Given that the site is developed, that the parking lot is located interior to 
the site, and the applicant is proposing to increase the landcsaped areas and quanitites on site,  
the proposal is meeting the intent of reducing overall impervious surfaces on the site.  

Landscaping and Screening – Requires alternative compliance 

• The composition and location of landscaped areas somewhat complement the scale of the 
development and its surroundings.   

• The existing surface parking lot is located interior to the site and does not front on a public 
street, public sidewalk or public pathway and further is not abutting or located across an alley 
from a residence or office residence district or any permitted or conditional residential use.  
Therefore, the parking and loading landscaping and screening provisions do not apply.  

• The Zoning Code requires that at least 20 percent of the site not occupied by buildings be 
landscaped. The total site area is 247,657 square feet.  With the proposed infill addition the 
building footprints on site total 138,092 square feet. A total of 27,618 square feet of landscaping 
would be necessary to meet the 20 percent requirement.  The applicant is providing 16,143 
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square feet of landscaping, or approximately 15% of the area not covered by buildings. 
Currently, there is approximately 14,393 square feet of landscaping, or 13% of the area not 
covered by buildings. Alternative compliance is necessary. Staff would recommend that the 
Planning Commission grant alternative compliance in this specific circumstance.  The existing site 
is not in compliance with the 20 percent requirement and the proposal is resulting in a net 
increase in landscaping square footage on the site bringing the property closer to compliance.  
Further, there are limited opportunities for additional greening that makes sense from a 
practical standpoint within the interior of the site. 

• The Zoning Code requires that at least 44 canopy trees and 219 shrubs be provided.  Currently, 
there are a total of 26 canopy trees and 246 shrubs. The applicant is proposing to install 4 
additional trees and 32 new shrubs resulting in a total of 30 canopy trees and 278 shrubs.  The 
existing site is not in compliance with the quantity requirements for trees; alternative 
compliance would be necessary.  Staff would recommend that the Planning Commission grant 
alternative compliance in this specific circumstance.  The proposal to include 4 additional trees is 
bringing the site closer to compliance with the required quantities.   Further, there are limited 
opportunities for additional trees that make sense from a practical standpoint within the interior 
of the site. 

• There are corners of the on-site parking lot that are not landscaped.  It is an existing condition.  
Alternative compliance would be necessary.  Staff would recommend that the Planning 
Commission grant alternative compliance in this specific circumstance as it would not provide 
any measurable benefit to landscape these four small areas within the interior of the site.  

• With the inclusion of two landscaped islands, there would be a net reduction of 4 off-street 
parking spaces within the surface parking lot for a total of 96 stalls.  There are a total of 8 
parking spaces within the interior of the parking lot that are more than 50 feet from an on-site 
deciduous tree.  Alternative compliance is necessary.  Staff would recommend that the Planning 
Commission grant alternative compliance in this circumstance as the 8 non-compliant spaces do 
not have practical locations for the installation of trees that meet the intent of the provision.  

• Two elevated tree islands in planters are proposed at the interior of the site that are greater 
than 7 feet in width in any direction. 

• The installation and maintenance of all landscape materials shall comply with 530.210 

Table 2. Landscaping and Screening Requirements 
 Code Requirement Proposed 
Lot Area N/A 247,657 sq. ft. 
Building footprint N/A 138,092 sq. ft. 
Remaining Lot Area N/A 109,565 sq. ft. 
Landscaping Required 21,913 sq. ft. 16,143 sq. ft. 
Canopy Trees (1: 500 
sq. ft.) 44 trees 30 trees  

Shrubs (1: 100 sq. ft.) 219 shrubs 278 shrubs 

Additional Standards – Meets requirements 

• The proposed on-site parking lot has been somewhat designed to provide on-site retention and 
filtration of stormwater as there are existing segments of non-continuous curbing. 

• The proposal would not result in the blocking of views and it would not have impacts on 
blocking views of important city elements.  The construction of one additional story atop the 
existing building would not result in any measurable further shadowing impacts on adjacent 
properties and would not be expected to have any further negative impacts on light, wind and 
air in relation to the surrounding area as well. 
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• The proposal appears to comply with standards regarding crime prevention through 
environmental design including but not limited to surveillance, space delineation, natural access 
control, lighting, etc.   

• The Milwaukee Road Depot and Freight House are located on the subject property. No work is 
proposed for the Milwaukee Road Depot building or Freight House, which is a locally (1979) 
and nationally (1978) designated Individual Landmark.   

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

The use of the site is permitted in the C3A District. 

Off-street Parking and Loading – Meets requirements 

• The off-street parking and loading on-site are existing.  There is no bicycle parking requirement 
for hotels. As noted in Section 551.765(3) of the Zoning Code, nonresidential uses located in 
the C3A district in that portion of the central riverfront located between Hennepin Avenue and 
I-35W and between Washington Avenue and the Mississippi River shall not be required to 
provide accessory off-street parking facilities. 

Table 3. Vehicle Parking Requirements Per Use (Chapter 541) 
 Minimum 

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum Parking 
Allowed 

Proposed 

 
Hotel with 
Dining/Meeting 
Rooms 

0 -- 0 

1 per guest rooms: 
461+30% of the 

capacity for affiliated 
dining and meeting 

room: 20,753 square 
feet: 415  

642 

Total 0 -- 0 876 642 

Building Bulk and Height – Meets requirements 

--Table 4. Building Bulk and Height Requirements 
 Code Requirement Proposed 
Lot Area N/A 247,657 sq. ft. 
Gross Floor Area (GFA) N/A 360,848 sq. ft. 
Maximum Floor Area Ratio 
(GFA/Lot Area) 

4.0 (due to DH Overlay 
District) 

1.49 

Maximum Building Height 8 stories or 112 feet (due 
to DH Overlay District) 

6 stories or 66 feet, 8 inches 

Residential Lot Requirements – Not applicable 

Yard Requirements – Not applicable 

Signs – Not applicable 

• No signs are proposed at this time.  Signs are subject to Chapters 531 and 543 of the Zoning 
Code.  Any future signs are required to meet the requirements of Chapter 543 of the Zoning 
Code.   
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Dumpster Screening – Meets requirements 

• The trash would continue to be stored inside the building. 

Screening of Mechanical Equipment – Meets requirements 

• No new mechanical units are proposed at this time although the existing rooftop mechanical 
units would need to be removed to allow for the proposed addition. The mechanical units 
would be reinstalled upon the new roof and would be fully screened as required.  Any new 
mechanical units would need to be reviewed and approved by CPED Staff and further screened 
in compliance with Section 535.70 of the Zoning Code. 

Lighting – Meets requirements 

• The lighting on the property is existing.  All lighting must be downcast and shielded to avoid 
undue glare. Further, all lighting must comply with Chapters 535 and 541. 

Impervious Surface Area – Not applicable 

Specific Development Standards – Meets requirements 

• Chapter 536 outlines the following specific development standards for a hotel: 
o Hotel.  The use shall provide a minimum of fifty (50) guest sleeping rooms, except when 

located in the downtown districts. 

DP Overlay District Standards – Meets requirements 

• The DP Overlay District was put in place to restrict the establishment or expansion of surface 
parking lots and establishing certain minimum and maximum off-street parking standards in the 
downtown area. Prohibited uses include commercial parking lots, including the expansion of any 
existing commercial parking lot and the conversion of any accessory parking lot to a commercial 
parking lot.  The applicant is not proposing a commercial parking lot. 

• Accessory parking lots may be allowed as a conditional use but the parking lot must be located 
on the same zoning lot as the principal use served and the number of parking spaces shall not 
exceed 20 spaces.  All parking that is located on the premises is existing. 

• As noted in Section 551.765(3) of the Zoning Code, nonresidential uses located in the C3A 
district in that portion of the central riverfront located between Hennepin Avenue and I-35W 
and between Washington Avenue and the Mississippi River shall not be required to provide 
accessory off-street parking facilities.  As previously noted, all parking that is located on the 
premises is existing. 

DH Overlay District Standards - Meets requirements 

• The DH Overlay District was established to regulate the building bulk requirements of 
structures within portions of the downtown area where such regulation is consistent with the 
planned character of the area and its surroundings.  The DH Overlay District is limited to the 
geographic downtown area bounded by Interstate 35W, Washington Avenue, Plymouth Avenue, 
and the Mississippi River. 
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• The maximum height of all principal structures, except single and two-family dwellings and 
cluster developments shall be 8 stories or 112 feet, whichever is less for properties between 
Washington Avenue South and Second Street South.  The applicant proposes a one-story 
addition and infill addition to the existing buildings resulting in a 6-story or approximately 66 
foot, 8 inch tall building. 

• The maximum floor area ratio of all structures, except single and two-family dwellings, shall be 
4.  The applicant is proposing an FAR of 1.49. 

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

In The Minneapolis Plan for Sustainable Growth, the future land use designation of this block is 
mixed use. The property is also located within the Downtown Growth Center. It is also located 
within the boundaries of the Mill District Activity Center and along Washington Avenue South 
which is a designated Commercial Corridor. Downtown Minneapolis is the hub of the regional 
transit system and is a workplace for nearly 150,000 people.  Mixed use allows for mixed use 
development, including mixed use with residential and may include either a mix of retail, office 
or residential uses within a building or within a district. There is no requirement that every 
building be mixed use. Specific to the Downtown Growth Center, the plan states: “As the 
physical and economic center of the city, Downtown is a logical place for a concentration of 
employment, housing, and other complementary uses. The land use pattern strengthens the 
concentrated office core with surrounding entertainment, cultural, and residential development. 
High intensity uses are encouraged to make the best use of the premium location and to 
strengthen the city’s core.” The following policies and implementation steps of The Minneapolis 
Plan for Sustainable Growth apply to this proposal: 

• Land Use Policy 1.1: “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.”   

(1.1.4) “Support context-sensitive regulations for development and land use, such as overlay 
districts, in order to promote additional land use objectives.” 

(1.1.5) “Ensure that land use regulations continue to promote development that is compatible 
with nearby properties, neighborhood character, and natural features; minimizes pedestrian and 
vehicular conflict; promotes street life and activity; reinforces public spaces; and visually 
enhances development.” 

• Land Use Policy 1.2: Ensure appropriate transitions between uses with different size, scale, 
and intensity. 

(1.2.1) “Promote quality design in new development, as well as building orientation, scale, 
massing, buffering, and setbacks that are appropriate with the context of the surrounding area.” 

• 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.” 

(1.4.4) “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 
entrances that face the public sidewalks, and windows that provide “eyes on the street”. 

• Land Use Policy 1.15: “Support development of Growth Centers as locations for 
concentration of jobs and housing, and supporting services.” 
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• 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. 

(10.1.3) “Building placement should allow light and air into the site and surrounding properties.” 

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

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

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

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

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

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

• Heritage Preservation Policy 8.1 Preserve, maintain, and designate districts, landmarks, and 
historic resources which serve as reminders of the city's architecture, history, and culture.  

(8.1.2) “Require new construction in historic districts to be compatible with the historic fabric.”   

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

The Historic Mill District, located between Downtown Minneapolis and the Mississippi River, includes 
numerous historically significant structures and sites. The Historic Mills District Master Plan was published 
adopted in 1998 and was the product of a public participation planning process. The final Master Plan 
included an urban design plan and design guidelines for each block of the District and established design 
concepts to inform the redevelopment of the District. Early in 2000 the plan was updated by a task 
force including representatives from City, County and State agencies and other major stakeholders. The 
Historic Mills District Master Plan Update was adopted in 2001, following the City’s Heritage Preservation 
Commission approval of CSM’s plans to redevelop the nearly entire two-block Depot site in 1999.  The 
proposal included plans to rehabilitate the Depot and Freight House, to construct two new hotels on 
the north half of the block and to build a parking structure (two levels of underground parking and one 
level of at-grade parking) between the Train Shed and the hotels.  The construction and rehabilitation 
was underway at the time of the adoption of the updated plan.  Other than identifying the components 
of the proposal, the plan did not make any further recommendations for the site. 

5. Alternative compliance. 

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

• Building placement. The site is developed with existing buildings. Other than removing the 
existing water park located on the north elevation of the building facing 2nd Street South and 
constructing an infill addition that is consistent with the location of the existing building, no 
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other alterations to the building footprint are proposed on site.  The location of the infill 
addition from the property line along 2nd Street South is approximately 8-10 feet. Alternative 
compliance would be necessary for those portions greater than 8 feet.  Staff would recommend 
that the Planning Commission grant alternative compliance in this specific circumstance as the 
alignment of the addition is meant to be consistent and to blend into the existing buildings.  
Further, the street wall is reinforced and the slightly greater setback allows for a wider sidewalk 
width and landscape plantings between the building and the public street.   

• 20% landscaping requirement. The Zoning Code requires that at least 20 percent of the site 
not occupied by buildings be landscaped. The total site area is 247,657 square feet.  With the 
proposed infill addition the building footprints on site total 138,092 square feet. A total of 
27,618 square feet of landscaping would be necessary to meet the 20 percent requirement.  The 
applicant is providing 16,143 square feet of landscaping, or approximately 15% of the area not 
covered by buildings. Currently, there is approximately 14,393 square feet of landscaping, or 
13% of the area not covered by buildings. Alternative compliance is necessary. Staff would 
recommend that the Planning Commission grant alternative compliance in this specific 
circumstance.  The existing site is not in compliance with the 20 percent requirement and the 
proposal is resulting in a net increase in landscaping square footage on the site bringing the 
property closer to compliance.  Further, there are limited opportunities for additional greening 
that makes sense from a practical standpoint within the interior of the site. 

• Landscape quantities.  The Zoning Code requires that at least 44 canopy trees and 219 
shrubs be provided.  Currently, there are a total of 26 canopy trees and 246 shrubs. The 
applicant is proposing to install 4 additional trees and 32 new shrubs resulting in a total of 30 
canopy trees and 278 shrubs.  The existing site is not in compliance with the quantity 
requirements for trees; alternative compliance would be necessary.  Staff would recommend 
that the Planning Commission grant alternative compliance in this specific circumstance.  The 
proposal to include 4 additional trees is bringing the site closer to compliance with the required 
quantities.   Further, there are limited opportunities for additional trees that make sense from a 
practical standpoint within the interior of the site. 

• Corners of the parking lot. There are corners of the on-site parking lot that are not 
landscaped.  It is an existing condition.  Alternative compliance would be necessary.  Staff would 
recommend that the Planning Commission grant alternative compliance in this specific 
circumstance as it would not provide any measurable benefit to landscape these four small areas 
within the interior of the site.  

• Proximity to a deciduous tree. With the inclusion of two landscaped islands, there would be 
a net reduction of 4 off-street parking spaces within the surface parking lot for a total of 96 
stalls.  There are a total of 8 parking spaces within the interior of the parking lot that are more 
than 50 feet from an on-site deciduous tree.  Alternative compliance is necessary.  Staff would 
recommend that the Planning Commission grant alternative compliance in this circumstance as 
the 8 non-compliant spaces do not have practical locations for the installation of trees that meet 
the intent of the provision.  

RECOMMENDATIONS 
 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by CSM Corporation for the properties 
located at 300 Washington Avenue South (225 3rd Avenue South): 

A. Site Plan Review to construct building additions to the subject property.    
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Department of Community Planning and Economic Development 
BZZ-7082 

Recommended motion: Approve the application for a single-story addition (6th floor) on top of 
the existing Depot Renaissance Hotel as well as to allow for an infill addition which results in 
additional guest rooms, a fitness center, a concierge lounge and pool, subject to the following 
conditions: 

1. All site improvements shall be completed by April 13, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for noncompliance. 

2. Approval of the final site, elevation, and landscaping plans by CPED. 
3. The site plan shall be modified to reflect the following modifications along 5th Avenue South: 

reduce the northerly curb cut width from 19 feet to 16 feet; reduce the southerly curb cut 
width from 45 feet to 20 feet all while elevating the public sidewalk in this location so that it 
ties into and flows at one continuous grade along the street.   

4. The proposal shall meet all applicable requirements and conditions as approved by the 
Heritage Preservation Commission per BZH-28550. 

5. No alterations or modifications are approved to the Milwaukee Road Depot building or 
Freight House.  

 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Correspondence 
4. Zoning map 
5. Site survey 
6. Plans  
7. Building elevations, renderings 
8. Photos 
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Site Map

Design Narrative
Existing Project Description
The existing development contains the Milwaukee Road Depot building
and shed along with the adjacent Renaissance and Residence Inn
Hotels and parking areas.  The Renaissance and Residence Inn Hotels
were built as new construction in 2001 by CSM Corporation.  The site
does not fall within a historic district.  The Depot building and shed
were designed by Chicago Architect Charles Frost and built in 1897-
1899.  The Depot building and shed were designated as Historic
Landmarks in 1979 and are part of the same development as the
Renaissance and Residence Inn Hotels.

Proposed Project Description
The proposed project is a 110 guestroom addition to the existing Depot
Renaissance building.  No work is planned for the Milwaukee Road
Depot building or shed, which are the historic landmarks in the
development.  The project includes removal of the existing waterpark to
make way for additional guestrooms, a new fitness center, and pool.
In addition, a new story will be added on top of the existing
Renaissance guestrooms.  The addition does not fall within a historic
district or alter the historic landmarks; however, the proposed alteration
to the hotel has been designed to complement the historic landmarks
on the site.  The masonry for the addition matches the masonry on the
existing Renaissance hotel which closely matches the masonry on the
historic Depot building.  The stone removed from the waterpark area
will be reused to build the new pool and fitness center enclosure.  The
6th floor addition will utilize steel framing and insulated metal panel to
match the bronze metal panel and Fink trusses found on the historic
Depot building and shed.  The alteration will not materially impair the
significance or integrity of the adjacent landmarks as the addition is
designed to complement the existing development.  The new 6th story
provides a distinctive terminus that is reminiscent of the cap atop the
Depot building tower.  We believe the new design strengthens the
contextual relationship to the historic landmarks.

In addition to the building improvements, CSM proposes to add
landscaping to break up the parking field adjacent to the hotels by
adding planters above the underground parking area.  The eastern entry
to the development will also be modified to improve pedestrian
circulation by narrowing the driveway and providing a crosswalk to
connect the sidewalk as it crosses the driveway.
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View of Existing Site View of Proposed Renovation

Area Calculations
Building Area for Complete Development:
· Residence Inn = 91,600 sf
· Renaissance = 180,218 sf
· Depot Building = 47,726 sf
· Shed/Rink = 37,764 sf
· Misc. = 3,540 sf
· Parking = 169,711

· Total Building sf = 530,559 sf
· Site Area = 247,657 sf
· FAR = 2.14
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SITE PHOTOS

A1-1

 3" = 1'-0"2 Existing View 2

 3" = 1'-0"3 Existing View 3
 3" = 1'-0"1 Existing View 1

 3" = 1'-0"4 Existing View 4
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EXISTING DETAILS

A1-2

NTS
1 Existing Decorative Banding

NTS
3 Existing Window

NTS
2 Existing Decorative CMU

THE EXISTING DECORATIVE CMU BANDING, AROUND THE PERIMETER OF THE BUILDING, WILL BE
RETAINED AT THE 5TH FLOOR LEVEL. THE PARAPET AND CMU CAP WILL BE REMOVED TO ALLOW FOR
THE ADDITION.  A NEW DECORATIVE METAL CORNICE DETAIL WILL BE INSTALLED IN PLACE OF THE
EXISTING CMU CAP, TO EMULATE THIS DETAILING AND TO CREATE A TRANSITION TO THE METAL
PANEL CONTRUCTION OF THE NEW 6TH FLOOR.

THE BASE OF THE EXISTING BUILDING IS DETAILED WITH ALTERNATING COURSES OF CMU BLOCK AND
DECORATIVE BRICK.  THIS WALL DETAIL WILL BE REPEATED ON THE NEW POOL AND FITNESS ADDITION AT
THE SOUTH SIDE OF THE BUILDING.

THE EXISTING VERTICAL BANDS OF WINDOWS WILL BE EXTENDED WHERE GUESTROOMS ARE BEING
ADDED TO THE MEZZANINE AND FIRST FLOORS.  THE EXISTING WINDOWS ARE GREEN ALUMINUM WHICH
WILL BE REPEATED WITHIN ALL NEW WORK.  IN ADDITION, THE DECORATIVE GRILLES BELOW EACH
WINDOW WILL BE REPEATED FOR THE NEW GUESTROOMS.
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PERSPECTIVE
VIEWS

A1-3

PERSPECTIVE VIEW OF PROPOSED PROJECT - VIEW FROM 3RD AVENUE SOUTH AND 2ND STREET SOUTH
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PERSPECTIVE
VIEWS

A1-4

PERSPECTIVE VIEW OF PROPOSED PROJECT - PARKING LOT OFF OF 5TH AVENUE SOUTH
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Depot Renaissance
Hotel Expansion
225 3rd Avenue South,
Minneapolis, MN 55401

ELEVATIONS

A3-1

 1/16" = 1'-0"1 North Elevation

 1/16" = 1'-0"2 South Elevation



GRAY METAL PANEL

DARK BRONZE STANDING SEAM
TO MATCH EXISTING DEPOT

DARK BRONZE FLASHING AND BUILT-
UP DECORATIVE METAL BAND

EXISTING BRICK

EXISTING STONE BAND

EXISTING DECORATIVE CMU

EXISTING PRECAST TRIM DETAIL
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118'-8"

3RD FLOOR LEVEL
127'-4"

4TH FLOOR LEVEL
136'-0"

5TH FLOOR LEVEL
144'-8"

6TH FLOOR LEVEL
153'-4"

ROOF LINE
162'-8"

GRAY METAL PANEL

DARK BRONZE STANDING
SEAM TO MATCH EXISTING
DEPOT

DARK BRONZE FLASHING
AND BUILT-UP DECORATIVE
METAL BAND

NEW BRICK TO MATCH
EXISTING

EXTEND STONE BAND

SINGLE STORY POOL ADDITION
WITHIN FOOTPRINT OF EXISTING POOL.
CLAD IN DECORATIVE CMU SALVAGED
FROM EXISTING

NEW ALUMINUM WINDOWS
WITH BENT STEEL PLATE
TRIM TO MATCH EXISTING
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100'-0"
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109'-4"

2ND FLOOR LEVEL
118'-8"

3RD FLOOR LEVEL
127'-4"

4TH FLOOR LEVEL
136'-0"

5TH FLOOR LEVEL
144'-8"

6TH FLOOR LEVEL
153'-4"

ROOF LINE
162'-8"

POOL FLOOR LEVEL
97'-1 1/2"

4/1/2015 11:48:51 AM

Depot Renaissance
Hotel Expansion
225 3rd Avenue South,
Minneapolis, MN 55401

ELEVATIONS

A3-2

 1/16" = 1'-0"1 West Elevation

 1/16" = 1'-0"2 East Elevation



4/1/2015 11:39:44 AM

Depot Renaissance
Hotel Expansion
225 3rd Avenue South,
Minneapolis, MN 55401

SHADOW STUDY

A4-1

Shadow Study 06/21 9AM Shadow Study 06/21 12PM Shadow Study 06/21 3PM

Shadow Study 09/21 9AM Shadow Study 09/21 12PM Shadow Study 09/21 3PM

Shadow Study 12/21 9AM Shadow Study 12/21 12PM Shadow Study 12/21 3PM



New Sidewalk

MARRIOTT
RESIDENCE INN

5
TH
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V
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U
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New Landscaping

PEDESTRIAN ROUTE
Depot Renaissance Hotel, Minneapolis

Colored Concrete 
Banding

Colored Concrete

Existing 
Landscaping

New Concrete

Pedestrian Route
6-7” higher than 
street grade

New Concrete

New Landscaping

Existing Light

New Concrete 
Gutter

Colored 
Concrete

New 
Concrete

Existing 
Concrete

Date: 3/12/15
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