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LAND USE APPLICATION SUMMARY 

Property Location: 316 Third Avenue North 
Project Name:  North Loop Green PUD/T3 – Second Phase of the PUD 
Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 
Applicant:  Hines North Loop Green LLC 

Project Contact:   Bob Pfefferle with Hines 
Request:  To construct a new office building with ground floor commercial space. 
Required Applications: 
Conditional Use 
Permit 

To amend a planned unit development (BZZ-5484) to allow for Phase II - a 
new office building with ground floor commercial space. 

Conditional Use 
Permit For a surface parking lot in the DP Downtown Parking Overlay District. 

Variance  To increase the Floor Area Ratio of the building from 4.8 to 5.32. 
Site Plan Review For a new office building with ground floor commercial space. 
Preliminary and 
Final Plat PL-288. 

 

SITE DATA 
 

Existing Zoning B4S-1 Downtown Service District 
DP Downtown Parking Overlay District 

Lot Area Lot = 44,056 square feet / 1.01 acres 
PUD = 203,448 square feet / 4.67 acres 

Ward(s) 3 
Neighborhood(s) North Loop 
Designated Future 
Land Use Mixed Use 

Land Use Features Commercial Corridor (Washington Avenue) 
Growth Center (Downtown) 

Small Area Plan(s) North Loop Small Area Plan 
  

CPC Agenda Item #7 
May 11, 2015 

BZZ-7068 and PL-288 

mailto:Hilary.Dvorak@minneapolismn.gov
http://www.minneapolismn.gov/cped/planning/plans/cped_midtown-greenway
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The property is located in Downtown Minneapolis. 
The site is landlocked between Dock Street Flats and the I‐94 Viaducts and between the Burlington 
Northern Santa Fe railroad tracks and Dock Street, a private road. The site is currently occupied by a 
surface parking lot. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The PUD site is surrounded by 
residential developments, office buildings, commercial businesses, interstate viaducts, the railroad 
corridor, the Cedar Lake Trail and surface parking lots. The site is located in the North Loop 
neighborhood. 

PROJECT DESCRIPTION. The site is located within the boundaries of the North Loop Green PUD. 
The boundaries of the PUD extend from Washington Avenue North to 5th Street North and from the 
railroad tracks to Dock Street, a private road. The first phase of the PUD, Dock Street Flats, was 
reviewed and approved by the City of Minneapolis in 2012. As part of the first phase of the PUD the 
private road was built which extends from Washington Avenue North, on the north end of the PUD, 
into the site. Dock Street will be utilized to access this proposed phase of the PUD and subsequent 
phases as none of the remaining parcels within the PUD have street frontage. 

Accessory parking lots of not more than 20 spaces are allowed as a conditional use in the DP 
Downtown Parking Overlay District. The existing Union Plaza building, which is part of the PUD, 
currently has 22 surface parking spaces located adjacent to the building. As a result of the proposed 
replatting and the realignment of Dock Street, the 22 surface parking spaces will be relocated and 
reduced to 20 parking spaces. These parking spaces are not located on the T3 lot. A conditional use 
permit is required for the relocation of the 20 surface parking stalls. 

The applicant is proposing to construct a new seven-story, approximately 235,000 square foot office 
building with ground floor commercial space and one level of underground parking. The building will be 
located between Dock Street Flats and the I-94 viaduct. The building will be constructed of heavy 
timber. The exterior materials proposed for the building include COR-TEN corrugated panel, COR-
TEN metal plank and glass. 

The applicant had requested a continuance from the April 27, 2015, City Planning Commission meeting 
in order to allow more time to work out some issues with Hennepin County and the Minnesota 
Department of Transportation as they relate to the adjacent railroad tracks, drainage and the public bike 
and pedestrian trails. It is CPED’s understanding that these issues have been worked out and are 
satisfactory to all parties. 

ENVIRONMENTAL ASSESSMENT WORKSHEET (EAW): The applicant owns approximately 
seven acres of land located between Washington Avenue North and 5th Street North and between 
Third Avenue North and the Burlington Northern Santa Fe railroad corridor. Given the potential 
amount of development (more than 375 total dwelling units) that could occur on all of the land, the 
applicant submitted an EAW to the City of Minneapolis in 2011. On October 5, 2011, the Minneapolis 
City Council determined that the project does not have the potential for significant environmental 
effects and therefore no Environmental Impact Statement (EIS) was required. 

TRAVEL DEMAND MANAGEMENT PLAN (TDMP) AND TRAFFIC IMPACT 
STATEMENT: A TDMP for the entire PUD was completed as part of the EAW process. This TDMP 
was approved in June of 2011. As a condition of the TDMP, a specific TDMP for each phase of the PUD 
was required to be completed so specific strategies for each phase could be identified. The TDMP for 
the T3 phase of the PUD has been completed and has been approved by both Public Works and CPED. 
A copy of the TDMP is attached to this report. 
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RELATED APPROVALS. In 2012, the City Planning Commission approved land use applications for 
the first phase of the North Loop Green PUD which included a new six-story residential building near 
Washington Avenue North. Also in 2012, the Heritage Preservation Commission approved a Certificate 
of Appropriateness application for the new construction. In February of this year, the Heritage 
Preservation Commission approved a Certificate of Appropriateness application for the proposed T3 
development. 

PUBLIC COMMENTS. Comment letters have been submitted regarding this development. Any 
additional correspondence received prior to the public meeting will be forwarded on to the Planning 
Commission for consideration. 

ANALYSIS 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to 
amend a planned unit development (BZZ-5484) to allow for Phase II - a new office building with ground 
floor commercial space based on the following findings: 

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

The establishment of the second phase of a PUD that includes a new approximately 235,000 square 
foot office building with ground floor commercial space and one level of underground parking will 
not be detrimental to or endanger the public health, safety, comfort or general welfare. The 
proposed development will replace a surface parking lot. Constructing this development will provide 
activity on the site during the daytime hours which will improve the overall area. 

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

The establishment of the second phase of a PUD that includes a new approximately 235,000 square 
foot office building with one level of underground parking 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 residential developments, office 
buildings, commercial businesses, interstate viaducts, the railroad corridor, the Cedar Lake Trail and 
surface parking lots. The proposed development will complement the existing uses in the area. 

On the proposed T3 site is an existing dog run that was constructed as part of the first phase of the 
PUD. The applicant is proposing to move it to the southwest side of the Dock Street Flats building. 
Access to the dog run would be near the Cedar Lake Trail access. The applicant is proposing to 
fence-in the dog run. The area that would be fenced-in contains landscaping. Staff has some 
reservations about locating the dog run in this area but there are very few places for it to be located 
near the Dock Street Flats building. CPED staff is recommending that the applicant continue to work 
with staff on the fence design, the location of the fence and the landscape plan. 

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

The Public Works Department has reviewed the preliminary plan and will review the final plan for 
compliance with standards related to access and circulation, drainage, and sewer/water connections. 
The applicant will be required to continue to work closely with the Public Works Department, the 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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Plan Review Section of CPED and the various utility companies during the duration of the 
development should the applications be approved. This would be required to ensure that all 
procedures are followed and that the development complies with all city and other applicable 
requirements. The applicant is aware that the final plans are expected to incorporate any applicable 
comments or modifications as required by the Public Works Department. 

As part of the development, Dock Street, the private road that was constructed as part of the first 
phase of the PUD, will be extended around the southeast side of the T3 building and will connect to 
a second access point to the site from Third Avenue North. Dock Street is open to the public 
although it is a private road. When subsequent phases of the PUD are constructed Dock Street will 
be extended accordingly. 

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

There is no minimum parking requirement for any use in the B4S-1 zoning district. A total of 64 
parking spaces will be provided within the building. All 64 spaces will be designated for the office 
tenants within the building. 

The minimum bicycle parking requirement for the development is four spaces. There will be a total 
of 100 bicycle racks provided within the building and 14 bicycle racks provided around the 
perimeter of the building. The bicycle racks provided inside the building are for the office tenants. 

The loading space requirement for the development is two large (12 feet by 50 feet) loading spaces. 
There will be one small loading space provided within the building. The loading space will be located 
on the southwest side of the building. 

The applicant has completed a TDMP for this phase of the PUD. There are several implementation 
measures that the applicant has committed to executing as part of the build out of the proposed 
office building. Below is a list of the conditions that CPED is recommending be conditions of 
approval for the conditional use permit: 

• The property manager will provide preferred parking in the parking garage for registered 
employer carpools/vanpools. 

• The owner will provide a connection through the T3 Office Project site for bicycle access to the 
Cedar Lake Trail for both employees and the public.  

• The owner will provide within the T3 Office Project secure bicycle storage in the bike room of 
the building for employees and patrons. A minimum of one hundred (100) bike spaces will be 
provided between the bike room and outdoor racks. 

• The owner/property manager will implement a shared bicycle program for the employees of the 
T3 Office Project. The building will initially have six (6) bicycles docked in the parking garage 
which residents will be able to check out and return on an as-needed/as-available basis. 

• All parking provided in the subterranean garage and project site of the T3 Office Project is 
specifically designated for employees of T3 Office Project, guests, and patrons. No general public 
parking will be available at the project site. 

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

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

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

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 1.3: 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. 

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

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

1.13.3 Discourage uses that diminish the transit and pedestrian character of areas around 
transit stations, such as automobile services, surface parking lots, and drive-through 
facilities. 

1.13.4 Encourage architectural design, building massing and site plans to create or improve 
public and semi-public spaces near the station. 

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

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

1.15.1 Support development of Growth Centers through planning efforts to guide decisions 
and prioritize investments in these areas. 

1.15.2 Support the intensification of jobs in Growth Centers through employment generating 
development. 

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 B4S-1 Downtown Service District and the DP Downtown Parking Overlay. 
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Findings Required for Planned Unit Developments: 

A. The planned unit development conforms to the applicable standards for alternatives and amenities. 
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: 

Bulk regulations, floor area ratio (FAR). 

For a non-residential building in the B4S-1 zoning district the minimum FAR is 2.0 and the maximum 
FAR is 4.0. The proposed FAR of the building is 5.32. The maximum FAR increase that can be 
authorized through the PUD is 20 percent or an FAR of 4.8. The applicant is proposing to provide five 
points worth of amenities to allow an increase in the maximum FAR. In addition, the applicant has 
applied for a variance to increase the FAR of the building from 4.8 to 5.32. 

Off-street parking and loading. 

There is no minimum parking requirement for any use in the B4S-1 zoning district. A total of 64 parking 
spaces will be provided within the building. The loading space requirement for the development is two 
large (12 feet by 50 feet) loading spaces. There will be one small loading space provided within the 
building. The applicant is seeking an exception to the loading space requirement; however, no amenities 
are required to be provided for a reduction in the loading space requirement. 

In determining the minimum and maximum number of off-street loading spaces required, the city 
planning commission shall consider, but not be limited to, the loading requirements for the individual 
uses within the planned unit development as specified in Chapter 541, Off-Street Parking and Loading, 
the nature of the uses and population served, documentation supplied by the applicant regarding the 
actual loading demand for the proposed use, the potential for shared loading, and the use of alternative 
forms of transportation. 

The applicant is proposing to have one small loading space provided within the building. The applicant 
has indicated that the typical loading needs for the development will be for delivery of office supplies and 
retail goods, building maintenance and trash pick-up. These types of loading activities can be 
accommodated with a small loading space. Large semi-truck deliveries will most often occur when 
tenants move into the building. The applicant has indicated that semi-trucks can park on the private 
street or underneath the I‐94 Viaducts when needed.  

Points required for alternatives: 

• Bulk regulations, FAR – 5 points. 

Total = 5 points. 

  

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

Amenities provided: 

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

Underground parking (10 points) – 10 points. 
All parking shall be located underground. Where the grade of the site slopes significantly, all parking shall be 
enclosed in a floor level of the building that does not meet the definition of a story. Further, exterior parking 
garage walls adjacent to the public street shall not extend more than three (3) feet above the adjacent grade 
measured from the finished floor of the first level. 

All of the parking associated with the proposed building will be located underground. There will be a 
total of 64 parking spaces provided in one level of underground parking. The 20 surface parking spaces 
for the existing Union Plaza building are not located on the T3 lot. 

Table 1. Amenity Points Summary 

Amenity Points Requested by Applicant Points Recommended by Staff 

Underground parking 10 points 10 points 
Total 10 points 10 points 

 

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

(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. 

Phase I of the PUD was a residential development with ground floor commercial space 
located along Washington Avenue North. The building was designed with the entrance 
to the residential portion of the building towards the interior of the larger PUD site. 
This was done to bring activity into the site since the southern portion of it was a 
surface parking lot. The proposed phase of the PUD is an office development with 
ground floor commercial space. Since the building is landlocked the proposed uses 
within the building will create activity during the day and into the evening hours. 
Surrounding uses include residential developments, office buildings, commercial 

Phase Approval Date Alternative Amenity 
Phase I March 5, 2012 • Establishment of 

the PUD 
• Yards 

• Underground parking 
• Pedestrian 

Improvements 
• Decorative fencing 
• Enhanced exterior 

lighting 
• Enhanced landscaping 
• Preservation of the 

character-defining 
features in the historic 
district 

Phase II April 27, 2015 • Maximum FAR • Underground parking 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH527PLUNDE_ARTIIAUAL_527.120ALZOORST
http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH527PLUNDE_ARTVAPAP.html#MICOOR_TIT20ZOCO_CH527PLUNDE_ARTVAPAP_527.260REFI
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businesses, interstate viaducts, the railroad corridor, the Cedar Lake Trail and surface 
parking lots. The proposed development will complement the existing uses in the area. 

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

The TDMP that was completed for this development concludes that the existing street 
capacity is adequate to support the traffic that will be generated by this development. A 
copy of the TDMP is attached to this report. There are several implementation 
measures that the applicant has committed to executing as part of the build out of this 
phase of the PUD. 

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 that were provided as part of the first phase of the PUD included 
underground parking, pedestrian improvements, decorative fencing, enhanced exterior 
lighting, enhanced landscaping, a recycling storage area and preservation of character-
defining features in the historic district. The amenity that is being provided as part of 
this phase is underground parking. 

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

The development site is landlocked between Dock Street Flats and the I‐94 Viaducts 
and between the railroad tracks and Dock Street. As part of the development, Dock 
Street, the private road that was constructed as part of the first phase of the PUD, will 
be extended around the southeast side of the T3 building and will connect to a second 
access point to the site from Third Avenue North. When subsequent phases of the 
PUD are constructed Dock Street will be extended accordingly. 

The proposed building is not designed to resemble surrounding warehouse buildings, 
but is informed by the simplicity and clear functional expression of the surrounding 
warehouse context. The building design marries traditional, industrial proportions with 
modern materials and detailing. The proposed building is respectful of the neighborhood 
and responds to its context with a simple massing. 

The exterior materials proposed for the building include COR-TEN corrugated panel, 
COR-TEN metal plank and glass. The building will have a strong vertical rhythm of piers. 
These piers frame the large window openings - generating interest and animation along 
the street faces, and when viewed from afar. There are two distinct patterns of window 
planned for the building. 

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. 
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The 80-foot, former right-of-way alignment of Third Street North was preserved as part 
of the first phase of the PUD as it is a historic view corridor. This former right-of-way 
separates the existing Dock Street Flats building and the proposed T3 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. 

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

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

The following sustainable building practices will be utilized during construction: energy 
efficient HVAC and lighting systems; Xcel Energy Design Assistance Program; recycle 
generated waste from construction activities; use of low VOC materials and finishes for 
better interior environmental quality; use of regional materials and products as much as 
possible to reduce carbon footprint; use of sustainable materials and products, recycled 
content and renewable materials; underground storm water chambers will be composed 
of up to 30% recycled materials. 

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

As part of the first phase of the PUD the North Loop Green Plat was approved. This plat 
subdivided the property into two lots and six outlots to accommodate buildings and private 
roadways. As part of the second phase of the PUD, a new plat, North Loop Green Second 
Addition, has been submitted. This plat will subdivide the property into two lots and five outlots 
to accommodate buildings and private roadways. 

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

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

The relocation of the 20 surface parking spaces for the Union Plaza building will not be detrimental 
to or endanger the public health, safety, comfort or general welfare. Overall, the total amount of 
surface parking spaces will be reduced as a result of this development. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
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2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will 
not impede the normal and orderly development and improvement of surrounding property for uses 
permitted in the district. 

The relocation of the 20 surface parking spaces for the Union Plaza building 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. Again, the 
total amount of surface parking spaces will be reduced as a result of this development. 

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

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

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

The TDMP that was completed for this development concludes that the existing street capacity is 
adequate to support the traffic that will be generated by this development. A copy of the TDMP is 
attached to this report. There are several implementation measures that the applicant has 
committed to executing as part of the build out of this phase of the PUD. 

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

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

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

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

2.8.3 Maximize the efficient use of off-street parking by developing district parking strategies 
in high density mixed-use areas such as Activity Centers and Growth Centers. 

2.8.4 Consider eliminating minimum parking requirements for certain small-scale uses as 
well as parking requirements in areas served by off-street parking facilities that are 
available to the general public. 

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

2.8.7 Promote transit, walking, and biking as safe and comfortable transportation 
alternatives through reduced parking requirements, encouragement of employee 
transit incentive programs, and improved facilities. 
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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 B4S-1 Downtown Service District and the DP Downtown Parking Overlay. 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the Floor Area Ratio of the building from 4.8 to 5.32 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. 

For a non-residential building in the B4S-1 zoning district the minimum FAR is 2.0 and the maximum 
FAR is 4.0. The proposed FAR of the building is 5.32. The applicant requested an exception to the 
zoning code through the conditional use permit for the PUD to increase the maximum FAR of the 
building. However, the maximum FAR increase that can be authorized through the PUD is 20 
percent or an FAR of 4.8. Therefore, the applicant has applied for a variance to increase the FAR of 
the building from 4.8 to 5.32. 

Practical difficulties exist in complying with the ordinance because of circumstances unique to the 
property. The size of the lots that can be created within the PUD are restricted due to the need to 
develop private streets on outlots to serve the different developments. In addition, the size of the 
lots are further restricted by the I-94 viaducts that cut through the site. Therefore, even though the 
FAR of the T3 Project will be 5.32, the FAR of the first two phases of the PUD will only be 2.47 – 
well below the FAR limits of the zoning code. These are unique circumstances not 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 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 site is located within a 
designated Growth Center (Downtown) in The Minneapolis Plan for Sustainable Growth. Growth 
Centers are locations where jobs should be concentrated through employment generating 
development. The proposed development proposes approximately 235,000 square feet of office 
space within the Growth Center. 

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 granting of the variance will not alter the essential character of the locality or be injurious to 
the use or enjoyment of other property in the vicinity. 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 seven-story building will be similar in character to other office 
and mixed use buildings in the surrounding area. The development will be separated from other 
buildings by the private streets in the PUD and the I-94 viaducts, so the increased FAR will not 
overpower other properties in the vicinity. 

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

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

Building Placement and Design – Requires alternative compliance 

• The site does not have frontage on a public street so therefore the proposed building will not 
reinforce the street wall. However, the building does maximize natural surveillance and visibility 
and facilitate pedestrian access and circulation. The placement of the building on the lot does 
not reinforce a public street but it does reinforce Dock Street, the private street located within 
the development, and the Cedar Lake Trail, the public pathway adjacent to the site. The building 
will have entrances located on the Washington Avenue North, Third Avenue North and Cedar 
Lake Trail sides of the building. The entrances will connect to the proposed on-site walkways 
which will connect to the on-site walkways that were constructed as part of the first phase of 
the PUD that connect to the public sidewalk along Washington Avenue North. In addition, the 
building will also have large expanses of glass on all four sides which will maximize opportunities 
for people to observe the surrounding area. Alternative compliance is needed. 

• The front of the building faces Washington Avenue North. The lot which the building will be 
located on has its front property line adjacent to Outlot A which was platted during the first 
phase of the PUD and is occupied by Dock Street and Outlot E which was platted during the 
first phase of the PUD and provides access to the Dock Street Flats parking garage and will also 
provide access to the T3 parking garage. The building wall facing this property line is located 
between four and ten feet from the property line. The portion of the building that is located ten 
feet from the property line is in the area where the main entrance is located. Alternative 
compliance is needed. 

• The area between the building and the lot lines include walkways and landscaping. 
• The site does not have frontage on a public street. However, the front of the building is 

oriented towards Washington Avenue North. The building will have entrances located on the 
Washington Avenue North, Third Avenue North and Cedar Lake Trail sides of the building. 
Alternative compliance is needed. 

• All of the on-site parking associated with the development is located in one level of 
underground parking. 

• There are no areas of the building that are over 25 feet in length and void of windows, entries, 
recesses or projections, or other architectural elements. 

• The exterior materials proposed for the building include COR-TEN corrugated panel, COR-
TEN metal plank and glass. 

• The sides and read of the building are similar to and compatible with the front of the building. 
• Plain face concrete block is not being proposed as an exterior building material. 
• The windows in the building are vertical in nature and are spaced across the building walls. The 

minimum window percentages are not being met on the 1st floor of the building facing the Cedar 
Lake Trail. See Table 1. Alternative compliance is needed. 

• More than seventy percent of the ground floor of the building facing Washington Avenue North, 
Third Avenue North and I-94 viaduct contains active functions. However, along the Cedar Lake 
Trail side of the building only 43 percent of the ground floor contains active functions. 
Alternative compliance is needed. 

• The principal roof line of the building is flat. The majority of the buildings in the surrounding 
area have flat roofs. 

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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Table 2. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 
Pathway, or On-Site Parking 

 Code Requirement Proposed 
Nonresidential Uses   

1st Floor facing 
Washington Avenue 

North 
30% minimum 547 sq. ft. 38% 693 sq. ft. 

2nd Floor and Above 10% minimum 217 sq. ft. Greater than 10% 
1st Floor Facing Third 

Avenue North 30% minimum 252 sq. ft. 53% 462 sq. ft. 

2nd Floor and Above 10% minimum 130 sq. ft. Greater than 10% 
1st Floor Facing I-94 

viaducts 30% minimum 550 sq. ft. 34% 630 sq. ft. 

2nd Floor and Above 10% minimum 235 sq. ft. Greater than 10% 
1st Floor Facing Cedar 

Lake Trail 30% minimum 470 sq. ft. 13% 210 sq. ft. 

2nd Floor and Above 10% minimum 275 sq. ft. Greater than 10% 

Access and Circulation – Meets requirements 

• Although the site does not have frontage on a public street, the proposed on-site walkways will 
connect to the on-site walkways that were constructed as part of the first phase of the PUD 
that do connect to the public sidewalk along Washington Avenue North. There is also a 
walkway that leads from Third Avenue North into the site and there is a direct connection from 
the Cedar Lake Trail to the site. 

• No transit shelters are proposed as part of this development. 
• All of the on-site parking associated with the development is located in one level of 

underground parking. 
• There are no public alleys located within the boundaries of the PUD. 
• There is no maximum impervious surface requirement in the B4S-1 zoning district. However, 

according to the materials submitted by the applicant 91percent of the T3 site will be 
impervious (10 percent pervious). 

Landscaping and Screening – Meets requirements 

• This site is exempt from the general landscaping and screening requirements of Chapter 530, 
Site Plan Review as the site is located in the B4S-1 zoning district and the building is larger than 
50,000 square feet. 

• The zoning code requires that a seven-foot wide landscaped yard be provided when a parking or 
loading facility is fronting along a public street, public sidewalk or public pathway. The Cedar 
Lake Trail is a public pathway. Both the surface parking lot on Outlot E and the loading dock 
require screening from the public pathway. There is a 17-foot wide landscaped yard located 
between the parking lot and these areas. 

• Screening three feet in height and equal to 60 percent opacity is required when a parking or 
loading facility is fronting along a public street, public sidewalk or public pathway. There will be 
landscaping located within the 17-foot wide landscaped yard that will grow to a height of three 
feet and be 60 percetn opaque. 

• In parking lots of 10 spaces or more, no parking space shall be located more than 50 feet from 
an on-site deciduous tree. All of the pakring spaces located on Outlots A and E will be located 
within 50 feet of an on-site deciduous tree. 
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• Tree islands in parking lots must have a minimum width of seven feet in any direction. The tree 
islands located on Outlots A and E are at least seven feet in every direction. 

Table 3. Landscaping and Screening Requirements 
 Code Requirement Proposed 

Lot Area -- 44,056 sq. ft. 
Building footprint -- 32,032 sq. ft. 

Remaining Lot Area -- 12,024 sq. ft. 
Landscaping Required 0 sq. ft. 4,000 sq. ft. 
Canopy Trees (1: 500 

sq. ft.) 0 trees 12 trees 

Shrubs (1: 100 sq. ft.) 0 shrubs 87 shrubs 

Additional Standards – Meets requirements 

• All of the on-site parking associated with the development is located in one level of 
underground parking. Stormwater runoff from the outlots will be directed to a series of catch 
basins on the site. 

• This development should not block views of important elements of the city. The building has 
been arranged so it is not located within the Third Street North right-of-way which has been 
identified as a historic view corridor. 

• Given the placement of the building adjacent to the Cedar Lake Trail, it will shadow the trail at 
different times of the day for varying lengths of time depending on the season. 

• This development should have minimal wind effects on the surrounding area. 
• The site plan complies with crime prevention design elements as there are walkways that direct 

people to the building entrances, there are large windows on all sides of the building that 
maximize the opportunities for people to observe adjacent spaces and the public sidewalks and 
there are lights located near all of the pedestrian entrances and throughout the site. 

• No structures will be demolished to construct the development. The site is located in the 
Minneapolis Warehouse Historic District, which is a designated local historic district and is 
listed on the National Register of Historic Places (NRHP). This area of the historic district has 
been identified as the Rail Yards Area in the Minneapolis Warehouse Historic District Design 
Guidelines. This development was reviewed and approved at the February 3, 2015, Heritage 
Preservation Commission meeting. 

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

The proposed use is conditional in the B4S-1 District and the DP Downtown Parking Overlay. 

Off-street Parking and Loading – Requires conditional use permit 

• There is no minimum parking requirement for any use in the B4S-1 zoning district. A total of 64 
parking spaces will be provided within the building. 

• Accessory parking lots of not more than 20 spaces are allowed as a conditional use in the DP 
Downtown Parking Overlay District. The existing Union Plaza building, which is part of the 
PUD, currently has 22 surface parking spaces located adjacent to the building. As a result of the 
proposed replatting and the realignment of Dock Street, the 22 surface parking spaces will be 
relocated and reduced to 20 parking spaces. 

• The loading space requirement for the development is two large (12 feet by 50 feet) loading 
spaces. There will be one small loading space provided within the building. The applicant is 
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seeking an exception to the loading space requirement through the conditional use permit for 
the PUD. 

Table 4. Vehicle Parking Requirements Per Use (Chapter 541) 
 Minimum 

Parking 
Requirement 

Applicable 
Reductions 

Total 
Minimum 

Requirement 

Maximum 
Parking 
Allowed 

Proposed 

Office 0 -- 0 223 

64 Commercial - retail 0 -- 0 23 
Commercial – food 

and beverage 0 -- 0 58 

Total 0 -- 0 281 
(maximum) 64 

 

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

Bicycle 
Parking 

Minimum 
Short-Term 

Minimum 
Long-
Term 

Proposed Loading 
Requirement 

Proposed 

Office 

4 -- -- 
100 long-

term and 14 
short-term 

2 Large 

1 Small 

Commercial - 
retail 0 

Commercial – 
food and 
beverage 

0 

Total 4 -- -- 114 2 Large 1 Small 

Building Bulk and Height – Requires conditional use permit and variance 

• For a non-residential building in the B4S-1 zoning district the minimum FAR is 2.0 and the 
maximum FAR is 4.0. The proposed FAR of the building is 5.32. The applicant requested an 
exception to the zoning code through the conditional use permit for the PUD to increase the 
maximum FAR of the building. However, the maximum FAR increase that can be authorized 
through the PUD is 20 percent or an FAR of 4.8. Therefore, the applicant has applied for a 
variance to increase the FAR of the building from 4.8 to 5.32. 

Table 5. Building Bulk and Height Requirements 
 Code Requirement Proposed 

Lot Area -- 44,056 square feet / 1.01 acres 
Gross Floor Area 

(GFA) -- 234,287 sq. ft. 

Maximum Floor Area 
Ratio (GFA/Lot Area) 4.0 5.32 

Maximum Building 
Height No height limitation 7 stories/85 ft. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.180BIPA
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Yard Requirements – Not applicable 

Signs – Requires conditional use permit 

• The applicant is not proposing any signage at this time. However, given that the site does not 
have frontage on a public street, an amendment to the PUD for singage will be required in the 
future. 

• Signs are subject to Chapter 543 of the Zoning Code. In the B4S zoning district one can have 
two-and-a-half square feet of signage for every one foot of primary building wall. Wall signs are 
limited to 120 square feet in size. Projecting signs are limited to 48 square feet in size. The 
height limitation for both wall signs and projecting signs is 28 feet. Freestanding signs are limited 
to 32 square feet and can be no taller than 8 feet. The zoning code also limits the number of 
freestanding signs on a zoning lot to one. 

• At the Heritage Preservation Commission meeting in February, the applicant had requested 
approval of a master sign plan. The proposed signs were dimensioned and the locations of them 
were identified but the type of signs (materials, illumination, colors, etc.) were unknown. Given 
this, as a condition of approval of the Certificate of Appropriateness, the Heritage Preservation 
Commission did not approve any signs and requested that the applicant come back to them with 
a master sign plan when more details were known. They did however give a preliminary 
indication that they could support the proposed sign dimensions and locations, subject to review 
of the final sign designs. In general, the applicant requested to have three wall signs located near 
the top of the building. The signs would be located on the Washington Avenue North, Third 
Avenue North and I-94 viaduct sides of the building. Because the T3 lot does not have actual 
frontage on these public streets, none of these walls are considered primary building walls on 
which signage can be located. The proposed height would also exceed the general height limit of 
28 feet. These sign locations are intended to be used to identify either an anchor tenant or the 
T3 building. In addition, a freestanding sign is proposed to be installed on a concrete wall near 
the main building entry; this signs meets the sign standards in the zoning code. 

Refuse Screening – Meets requirements 

• The trash and recycling area will be located within the building. 

Screening of Mechanical Equipment – Meets requirements 

• The rooftop mechanical equipment will be screened by a parapet wall. The two pieces of ground 
mounted mechanical equipment that are proposed to be located on the southwest side of the 
proeprty will be screened with landscaping. 

Lighting – Meets requirements with Conditions of Approval 

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

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
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Impervious Surface Area – Not applicable 

Specific Development Standards – Not applicable 

DP Overlay District Standards – Meets requirements 

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

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

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

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

10.1.1 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 10.9: Support urban design standards that emphasize traditional 
urban form with pedestrian scale design features at the street level in mixed-use and 
transit-oriented development. 

10.9.1 Encourage both mixed-use buildings and a mix of uses in separate buildings where 
appropriate.  

10.9.2 Promote building and site design that delineates between public and private spaces. 

Urban Design Policy 10.11: Seek new commercial development that is attractive, 
functional and adds value to the physical environment. 

10.11.1 Require the location of new commercial development (office, research and 
development, and related light manufacturing) to take advantage of locational 
amenities and coexist with neighbors in mixed-use environments. 

10.11.2 Ensure that new commercial developments maximize compatibility with surrounding 
neighborhoods.  

10.11.3 Continue to curb the inefficient use of land by regulating minimum height, setbacks, 
build-to lines and parking through master planning methods and zoning code 
regulations. 

10.11.4 Maximize the year round potential for public transit, biking, and walking in new 
developments. 

Urban Design Policy 10.15: Wherever possible, restore and maintain the traditional 
street and sidewalk grid as part of new developments.  
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10.15.2 Integrate and/or reuse historic pavement materials for streets and sidewalk 
reconstruction, where appropriate. 

10.15.4 Improve access management and way-finding to and from all streets, sidewalks, and 
other pedestrian connections. 

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

The site is located within the boundaries of the North Loop Small Area Plan which was adopted by the 
Minneapolis City Council in April of 2010. The future land use map in the North Loop Small Area Plan 
designates the site as mixed use. The site is located in the land use district referred to as The Cut in the 
plan. In this area, the plan calls for building heights greater than ten stories. Design guidelines in the plan 
call for buildings with an urban street frontage, underground parking, prominent front entrances, an 
abundance of window glass, more landscaping and a reduction in the overall amount of hardscape. While 
the development could be taller and more densely developed, CPED believes that the proposed 
development is in conformance with the recommendations of the North Loop Small Area Plan. 

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 site does not have frontage on a public street so therefore the 
proposed building will not reinforce the street wall. The placement of the building on the lot 
does not reinforce a public street but it does reinforce Dock Street, the private street located 
within the development, and the Cedar Lake Trail, the public pathway adjacent to the site. 
When the first phase of the PUD was approved the entire PUD site was replatted. At that time 
CPED acknowledged that there would be lots created without street frontage. CPED is 
recommending that the City Planning Commission grant alternative compliance to allow the 
building to be located where it is proposed. By creating the lots that are landlocked on the 
larger PUD site and building on them there will be activity brought to an area that has been void 
of activity for many decades. 

• Building Placement from Property Line. The site does not have frontage on a public street 
so therefore the property does not have a front lot line. When the first phase of the PUD was 
approved the entire PUD site was replatted. At that time CPED acknowledged that there would 
be lots created without street frontage. CPED is recommending that the City Planning 
Commission grant alternative compliance to allow the building to be located where it is 
proposed. By creating the lots that are landlocked on the larger PUD site and building on them 
there will be activity brought to an area that has been void of activity for many decades. 

• Building Entrances. The site does not have frontage on a public street. However, the front of 
the building is oriented towards Washington Avenue North. The building will have entrances 
located on the Washington Avenue North, Third Avenue North and Cedar Lake Trail sides of 
the building. When the first phase of the PUD was approved the entire PUD site was replatted. 
At that time CPED acknowledged that there would be lots created without street frontage. 
CPED is recommending that the City Planning Commission grant alternative compliance to 
allow the building to be located where it is proposed. By creating the lots that are landlocked on 
the larger PUD site and building on them there will be activity brought to an area that has been 
void of activity for many decades. 

• Windows. The ground floor facing this public pathway contains 13 percent windows. Where 
there are active functions along this side of the building there are windows. The other areas of 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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the building along the Cedar Lake Trail contain the access to the underground parking and the 
loading dock. CPED is recommending that the City Planning Commission grant alternative 
compliance to allow there to be 13 percent ground floor windows facing the Cedar Lake Trail. 
The building is subject to a window requirement on all four sides of the building and all other 
sides of the building are meeting it. 

• Active Functions. Along the Cedar Lake Trail side of the building only 43 percent of the 
ground floor contains active functions. The other areas along this side of the building contain the 
access to the underground parking and the loading dock. CPED is recommending that the City 
Planning Commission grant alternative compliance to allow there to be 43 percent active 
functions facing the Cedar Lake Trail. 

PRELIMINARY/FINAL PLAT 
The Department of Community Planning and Economic Development has analyzed the application for a 
Preliminary and Final Registered Land Survey based on the following findings: 

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

The applicant is proposing to replat several lots into two new lots and five outlots. Lot 1, Block 1 
will be occupied by the T3 building and Lot 1, Block 2 will be occupied by the existing Union Plaza 
building. Outlot A was platted during the first phase of the PUD is occupied by Dock Street. The 
boundaries of this outlot are being modified for the realigned road. Outlots B and C are located 
underneath the I-94 viaducts. They are and will continue to be occupied by surface parking lots. 
Outlot C will provide access to the loading dock in the T3 building and Outlot E was platted during 
the first phase of the PUD and provides access to the Dock Street Flats parking garage and will also 
provide access to the T3 parking garage. When the outlots are proposed for redevelopment the 
applicant will need to replat those portions of the property. Individual lots within PUD’s are exempt 
from the public street frontage requirement of section 598.230 and the design requirements of 
sections 598.240 and 598.250. 

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

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

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

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

As part of the development, Dock Street, the private road that was constructed as part of the 
first phase of the PUD, will be extended around the southeast side of the T3 building and will 
connect to a second access point to the site from Third Avenue North. Dock Street is open to 
the public although it is a private road. When subsequent phases of the PUD are constructed 
Dock Street will be extended accordingly. 

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

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT22LASU_CH598LASURE
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The applicant will be filing a Reciprocal Easement Agreement that addresses the relationship and 
rights of the owners of the lots within the subdivision related to common area, access, 
maintenance and taxes. 

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

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

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

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

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

The proposed subdivision will allow for proposed and future redevelopment of the site. Surrounding 
uses include residential developments, office buildings, commercial businesses, interstate viaducts, 
the railroad corridor, the Cedar Lake Trail and surface parking lots. The TDMP that was completed 
for this development concludes that the existing street capacity is adequate to support the traffic 
that will be generated by this development. A copy of the TDMP is attached to this report. There 
are several implementation measures that the applicant has committed to executing as part of the 
build out of this phase of the PUD. 

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 applicant has indicated that the site will be designed to be used safely without endangering the 
users of the subdivision or the surrounding area. Each phase of the Planned Unit Development will 
be reviewed by the City’s Public Works divisions for compliance with all applicable ordinances. 

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 parcels created by this application present no foreseeable difficulties for the proposed or future 
redevelopment. No significant alterations to the land appear necessary. 

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

The Public Works Department will review and approve the drainage and sanitary system plans for 
this development prior to building permits being issued. 
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RECOMMENDATIONS 

 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the applications by Hines North Loop Green LLC. 

A. Conditional Use Permit for a Planned Unit Development. 

Recommended motion: Approve the conditional use permit to amend a planned unit 

development (BZZ-5484) to allow for Phase II - a new office building with ground floor 

commercial space, subject to the following conditions: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. 

Stat. 462.3595, subd. 4 before building permits may be issued or before the use or activity 

requiring a conditional use permit may commence. Unless extended by the zoning 

administrator, the conditional use permit shall expire if it is not recorded within two years 

of approval. 

2. The applicant shall continue to work with staff on the fence design, the location of the fence 

and the landscape plan as it pertains to the relocated dog run. 

3. The property manager will provide preferred parking in the parking garage for registered 

employer carpools/vanpools. 

4. The owner will provide a connection through the T3 Office Project site for bicycle access to 

the Cedar Lake Trail for both employees and the public.  

5. The owner will provide within the T3 Office Project secure bicycle storage in the bike room 

of the building for employees and patrons. A minimum of one hundred (100) bike spaces will 

be provided between the bike room and outdoor racks. 

6. The owner/property manager will implement a shared bicycle program for the employees of 

the T3 Office Project. The building will initially have six (6) bicycles docked in the parking 

garage which residents will be able to check out and return on an as-needed/as-available 

basis. 

7. All parking provided in the subterranean garage and project site of the T3 Office Project is 

specifically designated for employees of T3 Office Project, guests, and patrons. No general 

public parking will be available at the project site. 

8. As required by section 527.120 of the zoning code, the development shall comply with the 

standards for underground parking from Table 527-1, Amenities totaling a minimum of 5 

points. 

B. Conditional Use Permit for a Surface Parking Lot in the DP Downtown Parking 

Overlay District. 

Recommended motion: Approve the conditional use permit for a surface parking lot in the DP 

Downtown Parking Overlay District, subject to the following conditions: 

1. There shall be no more than 20 parking spaces located in the surface parking lot. 

C. Variance of the floor area ratio. 

Recommended motion: Approve the variance to increase the Floor Area Ratio of the building 

from 4.8 to 5.32. 

D. Site Plan Review for a new office building. 

Recommended motion: Approve the site plan review for a new office building with ground 

floor commercial space, subject to the following conditions: 
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1. Approval of the final site, landscaping, elevation and lighting plans by the Department of 
Community Planning and Economic Development. 

2. All site improvements shall be completed by May 11, 2017, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

E. Preliminary and Final Plat. 

Recommended motion: Approve the preliminary and final plat, subject to the following 
conditions: 

1. The Reciprocal Easement Agreement shall be recorded with Hennepin County. 
2. All development shall be approved as part of a Planned Unit Development or the land shall 

be replatted or otherwise arranged to meet the street frontage requirements of Chapter 
598, Land Subdivision Regulations. 

ATTACHMENTS 

1. PDR report 
2. Written description and findings submitted by applicant 
3. Zoning map 
4. Civil plans, landscape plan, site plan and floor plans 
5. Materials sample sheet 
6. Building elevations 
7. Electrical plan and specifications 
8. Photos 
9. Correspondence 



  

 

 

 

 

 

 

 
 
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 

Seven-story office building with 210,000 rentable square feet (Phase 2 of North Loop PUD @333 Washington 

Ave. N.).  

Review Findings (by Discipline) 

 Historical Preservation Committee 

 This site is located in the Warehouse Historic Distirct. 

 A Certificate of Appropriatness application is required for the new building. 

 

Status *  Tracking Number: PDR 1001264 

RESUBMISSION 

REQUIRED 
 

Applicant:  HINES 

90 S. 7TH STREET 

SUITE #150 

MINNEAPOLIS, MN 55402 
 

 

  Site Address: 324 3RD AVE N 

316 3RD AVE N 

323 WASHINGTON AVE N 

  Date Submitted: 03-DEC-2014 

  Date Reviewed: 10-DEC-2014 

http://www.ci.minneapolis.mn.us/mdr/GreenBuildingOptions_home.asp
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 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 Hines T3 building will be 323 Washington Ave N. This address meets the City 

of Minneapolis Street Naming and Address Standard requirements. 

 When assigning suite sequences the following guidelines are as follows: 

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

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

unit, or apartment). 

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

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

 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 $1,500 per unit (affordable units excluded 

per ordinance) and for commercial and industrial development it is $200 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 the Hines T3 project, the calculated dedication fee is as follows: 

 Park Dedication Fee Calculation = 

 Non-Residential Commercial Space  = $105,000  

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

 Total Park Dedication Administrative Fee:          = $106,000 

 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 

 

 Zoning - Planning 

 Continue to work with CPED staff to identify land use applications. 

 Street Design 

 The plan as submitted meets the requirements of the Public Works Street Design Division. 

 Sidewalk 

 The plan as submitted meets the requirements of the Public Works Sidewalk Inspections Division. 

 Right of Way 

 Note to the Applicant:  The current plan provides for the future relocation of the Cedar Lake Trail to a 

tunnel/arcade running through the proposed building; however the plans do not provide sufficient detail for a 

complete review and approval at this time.  Future plans shall provide complete tunnel dimensions and trail 

profiles including appropriate connections to the existing Cedar Lake Trail.  In addition, the Applicant shall 

mailto:cpinkalla@minneapolisparks.org
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provide documentation that the requirements of Hennepin County (HCRRA) and Mn/DOT have been 

satisfied in relation to existing agreements and easements. 

 Any elements of an earth retention system and related operations (such as construction crane boom swings) 

that fall within the Public right-of-way will require an encroachment permit application.  If there are to be any 

earth retention systems which will extend outside the property line of the development then a plan must be 

submitted showing details of the system.  All such elements shall be removed from the Public right-of-way 

following construction with the exception of tie-backs which may remain but must be uncoupled and de-

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

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

way (including the existing Cedar Lake Trail) 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. 

 For future trail design, maximum grades on the Cedar Lake Trail cannot exceed 5%. 

 Sewer Design 

 Groundwater:  Please identify the lowest floor elevation on the grading plan.  Please also identify if any 

permanent groundwater discharge are proposed on the site. 

 Stormwater Management:  The HydroCAD model indicates the proposed SE subcatchment bypasses the 

infiltration system, however this does not seem to be the case based on the grading and storm sewer plan.  If 

this area is being routed to the infiltration system, it should be accounted for in the modeling.  Please clarify. 

 The comparison of the existing and proposed discharge rates should be based on where the discharges from 

the site are occurring.  For instance it does not appear that much of the site currently discharges to the storm 

sewer on the northwest side of the site, but that much of it discharges to the storm sewer that is located more 

central on the site.  Please break down the discharge comparisons based on where they occur. 

 Please provide an updated detail of the underground infiltration basin on Sheet C8-2 based on the proposed 

design. 

 It appears there could be significant amounts of clay material in the location of the underground infiltration 

system.  This material would need to be removed and replaced with suitable material so the anticipated 

infiltration rate of 0.8 in/hr, as identified in the HydroCAD model, can be achieved or the system redesigned 

to account for the poor infiltration. 

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

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

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

 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. 

 Several features of the stormwater management system appear to be located outside the property boundaries 

on adjacent parcels.  Private easements and/or agreements among the properties must be provided and 

recorded with the County in order to allow this.  Please provide copies of the recorded easements and/or 

agreements. 

 Utility Connections:  The proposed sanitary sewer appears to cross and serve several properties.  Private 

easements and/or agreements among the properties must be provided and recorded with the County in order to 

allow this.  Please provide copies of the recorded easements and/or agreements.The proposed sanitary sewer 

connection appears to connect with an MCES interceptor line.  A connection permit from MCES will  be 
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required to make this connection.  Please complete the MCES Direct Connection Application Form and 

submit to the City for review.  Please also contact MCES for additional interceptor information, instructions 

and MCES standard connection details.  Contact information is on the MCES application form. 

 Please provide supporting documentation of the sizing of the sanitary sewer service for the several properties. 

 The existing sanitary sewer that connects to the City sanitary sewer main in Washington is to be removed 

upon the new connection.  Please include the removal of the existing sanitary in the plans. 

 The sanitary sewer drop manhole appears to be in conflict with the existing storm sewer on Sheet C4-2.  A 

suitable drop manhole should also be provided.  Please include a detail of the drop structure. 

 Further review of the proposed storm sewer connection will be completed once the modeling has been 

updated to reflect these comments.  The location or connection method may need to changes based on the 

revised information. 

 Utility:  The existing storm sewer on the northwest side of the site should be shown, along with all relevant 

pipe and structure information. 

 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. 

 

 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 an Amendment to the Travel Demand 

Management Plan (TDMP) completed for the Dock Street Apartments Phase I. 

 Use of the parking ramp and trash/loading area would appear to require access across adjacent private 

property; The Applicant shall provide documentation of approvals from all affected private land owners. 

 Water 

 All existing and proposed underground Public Utilities (water, sanitary sewer, and storm drain) shall be 

shown on the site plan with corresponding pipe sizes and types.  For Public watermain infrastructure records 

call (612) 673-2865.  Any existing connections not in use shall be noted on the plans for removal, and shall be 

removed per the requirements of the Utility Connections Department, call (612) 673-2451 for more 

information. 

 Due to the height of the building (6 stories and up) it is recommended that separate domestic water and fire 

service lines be provided; pumps are not allowed on combination water services.  Please contact Rock Rogers 

at (612) 673-2286, to review domestic and fire service design, connections, and sizes. 

 Fire Safety 

 Provide required automatic fire suppression system throughout building. 

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

hydrant. 

 Provide required fire alarm system throughout building. 

 Provide and maintain fire apparatus access at all times. 

 Environmental Health 

 During site preparation and excavation abandoned/lost underground storage tanks and abandoned out-of-

service wells may be encountered. Prior to removal of tanks or sealing of wells contact Tom Frame of 

Environmental Services for local requirements. Impacted soils may be encountered during from historical site 

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

provided to the MN State Duty officer at (615) 649-5451. Approval for removal, disposal and/or reuse of 
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impacted soils must be must occur from the MCPA and the City of Minneapolis prior to continuing 

excavation activities. 

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

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

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

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

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

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

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

information. 

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

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

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

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

approvals. 

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

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

project. 

 Construction Code Services 

 Building code initial analysis for PDR.  This is not intended as a complete code review but to confirm basic 

design elements for exterior building code items. 

 The area of exterior wall openings is limited if exterior walls are located close to property lines.  See Table 

704.8 

 Temporary shoring design for excavation adjacent to property lines is required for permit purposes. 

 The storm sewer line along the west side of the building appears to be running through the parking level. 

 Walks and utilities serving the building  are on, or partially on, adjacent property. 

 The penthouse may project above the roof up to 18 feet.  The aggregate penthouse area cannot exceed 1/3 of 

the roof area.  Penthouse exterior walls with a fire separation distance of 20 feet or greater shall be non-

combustible construction.  Penthouses cannot be used for purposes other than shelter of mechanical 

equipment or vertical shaft openings - otherwise it is considered a floor. 

 An alternate may be proposed that would consider the bike path similar to an exterior ramp or stair per 

1023.6. 

 The maximum height allowed by code for this building is 85 feet above the grade plane.  The height is 

defined as the vertical distance from the grade plane to the average height of the highest roof surface. 

 All roof surfaces beneath elevated roof pavers must be non-combustible. 

 Guard rails must extend completely around roof decks to prevent access to roof. 

 If no public lands exist adjacent to this project, the exit discharge must pass through adjacent property to a 

public street or yard.  An exterior area of refuge may be required. 

 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
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NORTH LOOP GREEN - PLANNED UNIT DEVELOPMENT 
T3 - Second Phase of the PUD 
Statement of Purpose and Description of Project 
Revised March 17, 2015 
 
 
 
PROJECT PURPOSE AND DESCRIPTION 
 
Hines North Loop Green LLC (Hines) proposes to construct the T3 Office Project (the “Project”), a 
seven-story heavy timber office building containing approximately 234,287 square feet of gross floor 
area.  The project will be Phase 2 of the North Loop Green Planned Unit Development (PUD) 
located at 323 Washington Avenue North in the Rail Yards Area of the Minneapolis Warehouse 
Historic District.  The Project will redevelop a site currently used as a surface parking lot into a multi-
tenant office development that provides new Class A office space and street level commercial 
activity in proximity to numerous alternative modes of transportation including light rail, commuter 
rail, bus, regional trails and bikeways, and the pedestrian skyway system. The Project is anticipated 
to be constructed in 2015 - 2016.  Hines also controls and intends to redevelop the remainder of the 
Rail Yards Area that lies southwest of the project site, but there are no current plans or schedule for 
future project phases. 
 
The two-lane private road, Dock Street, that was constructed as part of the PUD Phase 1 Dock 
Street Flats project will provide the main access to and from the site.  Dock Street was constructed 
by and is maintained by Hines, but is open to the public.  As part of Phase 2, Dock Street will be 
extended around the southeast side of the T3 development parcel to connect to a second access 
drive from 3rd Avenue.  Twenty surface parking stalls that serve the tenants of the Union Plaza office 
building will need to be realigned to allow for the extension of Dock Street:  ten of the existing 
spaces will move farther north closer to Union Plaza, ten spaces will move south and be located on 
the other side of Dock Street, and two spaces will be eliminated.  Future extension of Dock Street 
will occur as redevelopment of the Rail Yards Area proceeds. 
 
The access road from 3rd Avenue and a drive area along the west side of the T3 lot to the loading 
dock cross land owned by MnDOT.  Some other features of the site plan, including lighting, 
pavement and landscaping are proposed to be located on MnDOT land.  Hines is in ongoing 
discussions with MnDOT to obtain the requisite permissions for the proposed use of MnDOT land 
prior to issuance of building permits. 
 
The connection to/from the Cedar Lake Trail to the North Loop Neighborhood that was constructed 
with the Phase 1 Dock Street Flats project will remain intact. The connection from the trail allows 
users to travel through the site on sidewalks or shared bicycle access along Dock Street.   
 
The PUD area is being expanded to include approximately 12,792 square feet of land purchased 
from MnDOT for a total site area of 203,448 SF (4.7 acres).  A portion of the PUD is being re-plated 
to incorporate the MnDOT conveyance into the T3 development lot and to realign Dock Street.  The 
current and proposed uses of the parcels within the PUD following the re-plat are as follows: 
 
 Lot 1, Block 2, North Loop Green – This lot contains the 185-unit, mixed use Dock Street 

Flats building that was constructed in Phase 1. 
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 Outlot A, North Loop Green – This outlot is a 13-space surface parking lot serving the retail 

uses in the Dock Street Flats building. 
 

 Lot 1, Block 1, North Loop Green Second Addition (NLG2nd) – The T3 office building will be 
developed on this lot. 
 

 Lot 1, Block 2, NLG2nd - This lot contains the Union Plaza office building. 
 

 Outlot A, NLG2nd – This outlot will contain the existing and extended privately-owned (but 
publicly accessible) Dock Street.  It will be subject to a Reciprocal Easement Agreement for 
access rights and maintenance responsibilities for all the PUD lots. 
 

 Outlot B and Outlot C, NLG2nd – These outlots are located under the 4th Street I-94 viaduct.  
They are currently utilized as a surface parking facility.  No change to the use is 
contemplated at this time.  They may be developed as an open space amenity area when 
development occurs on the southwest end of the Rail Yards Area. 
 

 Outlot D, NLG2nd – This outlot will provide access to the loading dock of the T3 Office 
Project. 
 

 Outlot E, NLG2nd - This outlot was developed as a private street during Phase 1 and 
provides access to the Dock Street Flats building lobby and garage entrance and to the 
Cedar Lake Trail.  This outlot will also provide access to the T3 lobby and garage entrance.  
It will be subject to a Reciprocal Easement Agreement for access rights and maintenance 
responsibilities for all the PUD lots.   
 

The Project is located in the Minneapolis Warehouse Historic District.  The Minneapolis Warehouse 
Historic District Design Guidelines (2010) separate the district into three distinct character areas; the 
proposed Project is located within the Rail Yards Area of the historic district, which “is different from 
the rest of the Warehouse District” and “historically, the site contained railroad depots, sheds, offices 
and railroad tracks.” The area “did not contain warehousing, manufacturing or other buildings or 
structures found in other parts of the district.” The Rail Yards Area is significant for the manipulation 
of grade and “the significant feature of the site is the lowered grade relative to the adjacent 
properties…It is important to convey the significance of this area in new development and provide for 
a visual context that sets this area off from the adjacent historic buildings.” The design of the Project 
is consistent with the applicable design guidelines for the Warehouse Historic District and was 
approved by the Heritage Preservation Commission. 
 
The proposed design marries traditional, industrial proportions with modern materials and detailing. 
The proposed T3 project is respectful of its neighborhood and responds to its context with a simple 
massing. The form, color and exterior articulation create a quiet building – responding to and 
complementing the historical buildings rather than drawing attention to it. 
 
By studying the existing building stock in the Warehouse District, the design team identified common 
design themes for the massing and window systems.  Four different approaches to window 
composition emerged from the neighborhood and ultimately two solutions were deemed most 



 

3 

US.55769985.04 

appropriate for the building’s use, location and views in and out of the building.  This neighborhood 
analysis of the historical building typologies also informed the strong vertical rhythm of piers clad in 
pre-weathered Corten steel. These piers frame the large window openings - generating interest and 
animation along the street faces, and when viewed from afar.  The street level building base is subtly 
distinguished from the upper levels by its proportion of glass retail storefront and canopies. The 
upper floors feature rhythmic punched window openings, playing on historic proportions but using 
modern, highly efficient windows. The topmost floor features a slightly taller proportion of punched 
windows, referencing the existing ‘bottom-middle-top’ designs of many buildings in the district.   
 
Inside the building, exposed mass timber columns and floor slabs recall the heavy timber 
construction of the building’s predecessors. While the historic brick-and-timber structures of the 
district used old growth solid timbers for columns, beams, and even floor joists, T3’s modern 
technological approach uses engineered wood components (chiefly glu-lam and cross-laminated 
timber). These modern materials bring the warmth and beauty of wood to the interior, while being 
sustainable, renewable, and structurally predictable. 
 
Building service systems such as sprinkler lines, HVAC, and electrical components will be efficiently 
designed and organized, then left exposed within the finished space, alluding to the industrial 
character of historic buildings. Again, modern technology will allow these systems to be quiet, 
environmentally efficient, and enhance tenant comfort and enjoyment of the space.   
 
Key amenities for the Project include a rooftop deck with lounge seating, grill stations and a fire pit, 
as well as stunning views of the downtown skyline and the surrounding North Loop neighborhood, a 
social workspace lounge on the ground floor, fitness center, bike storage, bike repair station, shared 
bicycle access, immediate access to the downtown skyway system, and convenient access to hour 
cars located within close proximity of the Project.  There are currently 61 surface parking stalls within 
the Project site which will be replaced with 65 parking stalls in the Project’s underground garage.  
The access point to the Cedar Lake Trail that was built during construction of Phase 1 will enable 
tenants of the Project to directly access the trail for recreation and human powered transit. 
 
The landscape design intent extends the architectural concepts into the landscape to present a 
cohesive theme of indoor/outdoor connections.  The landscape design is motivated by the notion of 
the shifting planes and layering of design elements.  Strong linear patterns form the landscape 
typology found in the paving pattern and long rectilinear planting beds.  The landscape will provide 
safe, clear paths for pedestrians between roads, parking, building facilities and other features.  The 
landscape design will utilize plantings to reinforce safe circulation of pedestrians.  The landscape 
materials will be primarily of native and adapted species selected for low maintenance, low water 
usage and seasonal interest.  Tree, shrub and perennial species will be tolerant of harsh 
environmental conditions such as drought, salt and sun.  Plaza trees will be over-story boulevard 
trees at 3.0 to 3.5” caliper.  Ornamental trees will be placed to add seasonal interest and will be 2 to 
3” caliper in size.  Coniferous arborvitaes will be used for visual and wind screening and will be 6 to 
8’ in height.  Shrub plantings will consist of deciduous and coniferous shrubs and will be located to 
enhance window and building foundations.  Perennial planting areas will consist of herbaceous 
perennials as well as ornamental grasses.  



 

4 

US.55769985.04 

REQUIRED APPLICATIONS 
 
The applications required for the project are: 

1. Conditional use permit to amend a planned unit development (“PUD”) 
2. Conditional use permit to realign 20 spaces of accessory surface parking within the 

Downtown Parking Overlay District 
3. Variance to increase the allowed floor area ratio (FAR) from 4.8 to 5.32 
4. Site plan review 
5. Subdivision for the proposed re-plat of the existing North Loop Green parcels affected by the 

T3 project and to incorporate the MnDOT parcel into the PUD 
 
 
PUD ALTERNATIVES 
 
The following PUD alternatives are being requested: 
 
1. To increase the allowed FAR by 20% from 4.0 to 4.8. 

 
The T3 office building will have 234,287 SF of gross floor area (GFA).  The FAR of the T3 office 
building based on the size of the T3 lot will be 5.32.  The maximum FAR in the B4S-1 District for 
non-residential uses is 4.0 (the maximum FAR for hotels and residential uses is 8.0).  A PUD 
alternative to increase the FAR by 20% to 4.8 is being requested.  A variance is also being 
requested to further increase the allowed FAR to 5.32.  The proposed FAR is reasonable in light 
of City policies that encourage increased density of development in Transit Station Areas.  
Further, the FAR of the PUD following development of the T3 Project will only be 2.47 due to the 
inclusion of private streets within the PUD area and due to the limitations on development 
caused by the I94 viaducts. 
 

2. To reduce the loading requirement from 2 large to 1 small loading space. 
 
The typical loading needs for the T3 building will be for delivery of office supplies and retail 
goods, building maintenance, and trash pickup.  These needs will be served by small box trucks, 
delivery vans and garbage trucks.  Deliveries by large semi-trucks will be rare and most likely 
associated with initial tenant move-in activity.  The PUD has sufficient circulation to allow a semi 
to park on the private streets or the area under the viaducts on the infrequent occasions when 
that is needed. 
 

Although specific sign designs are not yet determined, we anticipate returning to the Planning 
Commission to request the following alternatives to the sign standards.   

 
Three wall signs located near the top of the building (approximately 90 feet above grade) are 
proposed for the facade facing Washington Avenue (North), the facade facing 3rd Avenue (East) 
and the facade facing the I-94 viaducts (South).  Because the T3 lot does not have actual 
frontage on these public streets, none of these walls are considered primary building walls on 
which signage can be located, so an alternative is requested.  The proposed height also 
exceeds the general height limit of 28 feet.  These sign areas are intended to be used to identify 
either an anchor tenant or the T3 building.  Due to the distance between the T3 building and the 
public streets and the lower elevation of the Rail Yards Area, placing signage at the top of the 
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building is a reasonable alternative to the 28-foot standard.  A freestanding sign is proposed to 
be installed on a concrete wall near the main building entry; no alternative is needed for this 
sign. 
 

The Heritage Preservation Commission has given preliminary indication that they could support the 
proposed wall sign locations and size (notwithstanding the more restrictive 14-foot height limit for 
wall signs in the HPC design guidelines), subject to review of final sign design.  Although additional 
HPC review and approval will be required for the actual design of the wall signs, this indication of 
general support for their size and location now is important for facilitating marketing and leasing of 
the building to signature tenants. 

 
At this time, Hines is requesting the opportunity to discuss the proposed sign plan and receive 
feedback from the Planning Commission regarding the three identified wall sign locations and height. 
 
Hines is also requesting that the Commission authorize Planning staff to administratively review and 
approve signage throughout the PUD that is not located on a primary building wall but that otherwise 
complies with the sign standards of the zoning code. 
 
 
PUD AMENITIES 
 

Five amenity points are required for the FAR alternative.  No amenity points are required for the 
loading alternative.  Ten amenity points will be achieved by providing all parking for the T3 Project 
(65 stalls) underground. 
 
 
 
CONDITIONAL USE PERMIT FOR PLANNED UNIT DEVELOPMENT REQUIRED FINDINGS 
 
The project, including alternatives for FAR, loading and signs, meets the required findings for a 
conditional use permit (CUP) for a planned unit development (PUD). 
 
1) The establishment, maintenance or operation of the conditional use will not be 

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

The proposed Project will not be detrimental to or endanger the public health, safety, comfort or 
general welfare, and amending the CUP will allow a development that will benefit the 
neighborhood and reinforce goals of the comprehensive and small area plans.  Infill 
development on a surface parking lot will have a positive effect on the safety and vitality of the 
area.  The unique heavy timber construction of the T3 building and the proposed landscaping 
the site will further beautify the neighborhood.  The building and site design will reinforce the 
pedestrian realm within the PUD and new office tenants and their employees will bring many 
more “eyes on the street” and on the Cedar Lake Trail.  Addition of employees on this site will 
help support the commercial uses in the area and will increase use of the nearby transit facilities 
and system.  The new construction will comply with all building and site development codes. 
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2) The conditional use will not be injurious to the use and enjoyment of other property in 
the vicinity and will not impede the normal and orderly development and improvement of 
surrounding property of uses permitted in the district. 

 
The Project will not be injurious to the use and enjoyment of other property or impede 
development and improvement of surrounding property.  The use is similar to other office 
buildings existing and under construction in the North Loop Neighborhood.  High density 
development on this site is consistent with City goals and will bring new office tenants and their 
employees to support local businesses and regional transit.  The Phase 1 Dock Street Flats 
project initiated the orderly development of the PUD and set the tone for future phases of the 
PUD. The proposed Project will also positively impact property values in the area. 

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

been or will be provided. 
 

Adequate utilities, access, drainage and other facilities will be provided.  The development team 
will continue to work closely with Public Works, Plan Review and Planning staff to comply with 
City and other applicable requirements. 
 
Dock Street, which was constructed during Phase 1, will provide access from Washington 
Avenue to the Project’s lobby and parking garage, and will continue to provide access to both 
Dock Street Flats and Union Plaza.  Additional access will be provided from 3rd Avenue North. 
 
The Project site is located within the Mississippi Watershed Management Organization.  
Stormwater treatment and rate control are required by the City of Minneapolis under the 
Chapter 54 Stormwater Ordinance.  The stormwater treatment portion requires sites to capture 
the runoff volume from the 1.25” rainfall event by providing some form of stormwater retention.  
To incorporate this requirement, an underground chamber system is being proposed.  The 
chamber system will have a raised outlet, effectively trapping the required runoff within the 
chamber system and allowing it to infiltrate into the underlying soils.  Stormwater rate control is 
also achieved by using the chamber system to reduce peak flows by restricting outflows via a 
smaller diameter pipe.  With the proposed improvements, the peak flows are at or below pre-
development rates while providing the required water quality treatment. 
 
On-site erosion and sediment control are also required by the City of Minneapolis.  BMP’s such 
as silt fence, inlet protection and rock construction entrances will be implemented prior to the 
start of site work to protect downstream water bodies and conveyance systems. 

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

public streets. 
 

There is no minimum parking requirement in the B4S-1 District.  Parking for the Project will be 
provided for with 65 spaces located in one subterranean parking level below the building.  The 
project will also have shared bicycles, bike storage for 100 bikes within the building and for 14 
bikes outside of the building.  One small loading space will be provided within the building. 
 



 

7 

US.55769985.04 

The Project area offers an unprecedented opportunity to use alternative modes of transportation 
to and from the site due to its location adjacent to the Target Field Station, Northstar Commuter 
Rail Station, Cedar Lake Bicycle and Pedestrian Trail, Downtown skyway system, and 
numerous bus routes.  A TDMP has been prepared for the Project.  The TDMP outlines the 
ways in which the Project can help the City of Minneapolis achieve its goals of enhancing the 
local transportation system. 

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

 
Minneapolis Plan for Sustainable Growth (adopted by the City Council, October 2009) 

The Minneapolis Plan for Sustainable Growth (“Plan”) guides the future land use of the project 
area as “Mixed Use”.  Mixed Use may include 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.”  The 
Project includes a combination of office and street level commercial space and the PUD 
includes additional office, retail and residential uses, meeting the intent of the Mixed Use land 
use designation. 
 
The Plan designates Washington Avenue North as a Commercial Corridor and all of downtown 
Minneapolis as a Growth Center.  The Plan also includes Transit Station Areas (TSA) as a land 
use feature.  The Project area is within the Target Field TSA.  The following policies and 
implementation steps from the Plan apply to the Project: 
 
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. 
 
Land Use Policy 1.13: Support high density development near transit stations in ways that 
encourage transit use and contribute to interesting and vibrant places. 

1.13.5 Concentrate highest densities and mixed use development adjacent to the 
transit station and along connecting corridors served by bus. 

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

1.15.2 Support the intensification of jobs in Growth Centers through employment 
generating development. 

 
The proposed Project will meet these policies by replacing surface parking with a high density 
commercial development that will intensify jobs within the Downtown Growth Center and 
intensify use of the nearby transit center.  The extension of Dock Street and additional 
development in the Rail Yards Area will enhance the built environment and pedestrian character 
of the North Loop neighborhood. 

 
North Loop Small Area Plan (adopted by the City Council in April 2010) 
 
The North Loop Small Area Plan divides the neighborhood into several districts. The project 
area is located in a district called “The Cut.”  The plan states that “The Cut” continues to be a 
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prominent location to improve the connection between the office core and the North Loop 
neighborhood.  The future land use map designates the site as mixed use.  The Project is 
anticipated to meet the intent described for parcels in “The Cut” by intensifying an existing 
vacant lot with a new office/mixed-use development that will complement the existing mix of 
office, retail and residential uses in the PUD. 

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

the district in which it is located. 
 

Upon approval of the submitted applications, the Project will conform with the applicable 
regulations of the B4S-1 zoning district. 

 
 
In addition to the CUP standards the project complies with the additional findings required for 
planned unit developments. 

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

and purpose of the PUD 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. 

 
Dock Street Flats, Phase 1 of the PUD, is a residential building that provides a mix of 
studio to 2-bedroom, high-amenity rental apartments.  The Project, Phase 2 of the PUD, 
will redevelop a site currently used as a surface parking lot into a multi-tenant office 
development that provides new Class A office space and street level commercial activity.  
Surrounding development includes a mix of retail, office, and warehouse uses, a commuter 
parking ramp and the Target Field transit station. 

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

to street capacity, provisions of vehicle access, parking and loading areas, pedestrian 
access, bicycle facilities and availability of transit alternatives. 

 
The travel demand management plan concludes that the existing street capacity is 
adequate to support the traffic that will be generated by the Project.  Vehicle access will be 
provided from the newly constructed Dock Street to a subterranean garage with parking 
that exceeds the requirement of the zoning code.  Exceptional pedestrian access is 
provided via the sidewalks along Dock Street and the sidewalk that connects Dock Street 
to the Cedar Lake Trail.  The Project site is located in close proximity to multiple facilities 
for alternative transit, including Target Field Station, The Interchange transit hub, MTC bus 
transit stop immediately adjacent to the Project on Washington Avenue, Ramp B/5th Street 
Transit Center, Minneapolis Skyway System, and Cedar Lake Trail. 
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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. 

 
Dock Street Flats, Phase 1 of the PUD, provided an extensive range and quality of 
amenities and the proposed Project will complement the existing PUD amenities and also 
include an arcade along the west side of the building to accommodate the potential future 
relocation of the Cedar Lake Trail.  PUD amenities include underground parking, 
pedestrian improvements, decorative fencing, enhanced exterior lighting, enhanced 
landscaping, recycling storage areas and preservation of character-defining features in the 
historic district. 

 
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 view and corridors. 

 
The construction of Dock Street Flats as the first phase of the PUD was key to the 
revitalization of the Rail Yards Area.  Dock Street serves as an important connector 
between new development and the multi-layered surrounding fabric, including the historic 
Union Plaza building.  The design and development of T3 provides a natural extension of 
the improvements constructed in the first phase of the PUD and preserves the opportunity 
for future pedestrian connections to the transit hub to the south. 

The building’s placement and site design reinforces the historic corridors through and 
adjacent to the site.  The massing of the proposed design is meant to strengthen the rail 
corridor visual presence through a strong façade line that gives additional shape and 
definition along the east side of the corridor.  The proposed design also maintains the 80-
foot Third Street North Corridor as an open to the sky, unobstructed view corridor.  The 
massing of the proposed design is meant to strengthen the view corridor by shaping the 
edge of the corridor. 

The proposed building scale and massing of the Project is similar to the Dock Street Flats 
and Union Plaza buildings and surrounding development in the area.  The simple, 
contemporary design and materials are compatible with, but do not mimic, the surrounding 
historic buildings.  Existing surface parking areas adjacent to Washington Avenue and 
adjacent to Union Plaza and T3 will be retained to serve the commercial uses in the 
Project. 

 
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 buildings or zoning districts located directly adjacent to the PUD. 
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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. 

 
As discussed above in proposed finding 3), the project will comply with all requirements for 
stormwater management and erosion control.  Existing public facilities will be utilized. 

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

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

 
The following sustainable building practices will be utilized: energy efficient HVAC and 
lighting systems; Xcel Energy Design Assistance Program; recycle generated waste from 
construction activities; use of low VOC materials and finishes for better interior 
environmental quality; use of regional materials and products as much as possible to 
reduce carbon footprint; use of sustainable materials and products, recycled content and 
renewable materials; underground storm water chambers will be composed of up to 30% 
recycled materials. 

 
 
2) That the planned unit development complies with all of the applicable requirement 

contained in Chapter 598, Land Subdivision Regulations. 
 

The site is being subdivided and will comply with all of the applicable requirements contained in 
Chapter 598, Land Subdivision Regulations. 

 
 
 
CONDITIONAL USE PERMIT FOR SURFACE PARKING IN THE DOWNTOWN PARKING 
OVERLAY DISTRICT REQUIRED FINDINGS 
 
The North Loop Green PUD is located in the Downtown Parking (DP) Overlay District.  The purpose 
of the DP Overlay District is to “preserve significant and useful buildings and to protect the unique 
character of the downtown area and the mixed-use downtown neighborhoods by restricting the 
establishment or expansion of surface parking lots . . . .”  Accessory parking lots of not more than 20 
spaces are allowed as a conditional use in the DP Overlay District.  The undeveloped area of the 
PUD is a legally non-conforming, commercial parking lot.  In addition, an existing accessory surface 
parking lot serves the retail uses in the Dock Street Flats and another existing accessory parking lot 
serves the Union Plaza office building.  The T3 Office Project will replace 61 stalls of commercial 
surface parking.  The 22 surface stalls that currently serve the Union Plaza building will be relocated 
and reduced in number to 20 stalls to accommodate the realignment of Dock Street.  A CUP is 
required for the relocation of the 20 surface parking stalls.  The proposal meets the following 
required findings for a conditional use permit. 
 
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. 
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The proposed relocation and reduction of the accessory parking stalls for Union Plaza will not 
be detrimental to or endanger the public health, safety, comfort or general welfare.  The parking 
area will comply with all applicable codes and life safety ordinances as well as Public Works 
Department standards. 

 
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 of uses permitted in the district. 

 
Twenty stalls of accessory parking will not be injurious to the use and enjoyment of other 
property or impede development and improvement of surrounding property.  The net effect of 
the T3 Project and the changes to the accessory parking area will be a significant reduction in 
surface parking area.  Maintaining some existing parking for Union Plaza is important to the 
successful use of that historic building.  The parking will be located in front of the T3 building 
and to the side of Union Plaza, but it will function like street parking along the private Dock 
Street. 

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

been or will be provided. 
 

Adequate utilities, access, drainage and other facilities will be provided.  The parking stalls will 
be accessed from Dock Street.  The development team will continue to work closely with Public 
Works, Plan Review and Planning staff to comply with City and other applicable requirements. 

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

public streets. 
 

The proposed relocation and reduction of accessory surface parking along the private Dock 
Street will not cause traffic congestion in the public streets adjacent to the PUD.  In addition, a 
TDMP has been prepared for the Project that outlines the ways in which the Project can help 
the City of Minneapolis achieve its goals of enhancing the local transportation system. 

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

 
Minneapolis Plan for Sustainable Growth (adopted by the City Council, October 2009) 

The Minneapolis Plan for Sustainable Growth (“Plan”) identifies the project area as within the 
Target Field Transit Station Area.  Land Use Policy 1.13 calls for the City to “[s]upport high 
density development near transit stations in ways that encourage transit use and contribute to 
interesting and vibrant places.”  Implementation Step 1.13.3 for this policy is to “[d]iscourage 
uses that diminish the transit and pedestrian character of areas around transit stations, such as 
automobile services, surface parking lots, and drive-through facilities.”  The proposed Project 
meets these policies by replacing surface parking with a high density commercial development 
that will intensify jobs within the Downtown and intensify use of the nearby transit center.  The 
retention of 20 spaces of accessory parking for Union Plaza does not diminish the positive 
improvements associated with Project. 
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North Loop Small Area Plan (adopted by the City Council in April 2010) 
 
The North Loop Small Area Plan states that “[i]nfill development should be geared toward the 
removal of surface parking lots and other underdeveloped sites that are replaced with both 
housing and job density.”  The North Loop Green PUD is exemplary in achieving this goal.  The 
proposed relocation of the union Plaza parking along Dock Street also complies with the 
following implementation step in the small area plan:  “[e]ncourage on-street parking wherever 
practical and phase-out existing surface parking lots.” 

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

the district in which it is located. 
 

Upon approval of the submitted applications, the Project will conform with the applicable 
regulations of the B4S-1 and Downtown Parking Overlay Districts. 

 
 
 
VARIANCE TO INCREASE FAR REQUIRED FINDINGS 
 
The T3 office building will have 234,287 SF of gross floor area (GFA).  The FAR of the T3 office 
building based on the size of the T3 lot will be 5.32.  The maximum FAR in the B4S-1 District for 
non-residential uses is 4.0 (the maximum FAR for hotels and residential uses is 8.0).  A PUD 
alternative to increase the FAR by 20% to 4.8 is being requested.  A variance is also being 
requested to further increase the allowed FAR to 5.32.   
 
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.  

 
Practical difficulties exist in complying with the FAR limits of the zoning code and achieving the 
desired high density development called for on Commercial Corridors, in Growth Centers, and 
near Transit Stations.  The lot areas for buildings within the North Loop Green PUD are restricted 
due to the need to develop private streets on outlots to serve new development in The Cut.  
Development sites are further restricted by the 4th Street I94 viaducts.  Thus, even though the 
FAR of the T3 Project will be 5.32, the FAR of the PUD as a whole will only be 2.47 – well below 
the FAR limits of the zoning code.  These are unique circumstances not 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 proposed variance is reasonable and consistent with the intent of the ordinances and the 
comprehensive plan policies applicable to the site, which call for high density development in the 
PUD area.  As noted, the FAR of the PUD following development of the T3 Project will only be 
2.47 due to the inclusion of private streets within the PUD area and due to the limitations on 
development caused by the I94 viaducts. 
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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 granting of the variance will not alter the essential character of the area, be injurious to the 
use or enjoyment of other properties, or be detrimental to the public welfare.  The seven-story 
building will be similar in character to other office and mixed use buildings in the surrounding 
Warehouse District.  It will be separated from other buildings by the private streets in the PUD, 
so the increased FAR will not overwhelm or crowd other properties in the vicinity. 

 
 
 
SUBDIVISION REQUIRED FINDINGS 
 
1) The subdivision is in conformance with these land subdivision regulations, the applicable 

regulations of the zoning ordinance and policies of the comprehensive plan. 
 
The subdivision is in conformance with the City of Minneapolis subdivision regulations, and the 
property is planned for development according to the zoning ordinance and policies of the 
comprehensive plan.  As a PUD, the subdivision is exempt from the public street frontage 
requirements of section 598.230 and the design requirements of sections 598.240 and 598.250.  
A Reciprocal Easement Agreement (REA) will address the requirements of section 598.260 
regarding the relationship and rights of the owners of the lots in the subdivision related to 
common areas, access, maintenance, and taxes. 
 

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 North Loop Green 2nd Addition subdivision will not be injurious to the use and 
enjoyment of other property in the immediate vicinity, nor detrimental to present and potential 
surrounding land uses, nor add substantially to congestion in the public streets.  The subdivision 
allows for redevelopment of surface parking with mixed use development and will increase the 
connectivity for vehicles, pedestrians and bicyclists from surrounding streets and trails.  The 
subdivision and future development will not interfere with the adjacent transit facilities or the 
Cedar Lake Trail.  A traffic study was completed in conjunction with an EAW for the development 
area.  Specific travel demand management strategies will be implemented with each phase of 
development to mitigate traffic impacts and encourage use of transit, shared vehicles and other 
alternative modes of transportation.  

 
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. 
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The proposed North Loop Green 2nd Addition subdivision identifies two lots and five outlots to be 
utilized as the common access routes, utility corridors, and building lots.  The existing and 
proposed building sites will be designed to 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 
hazards.  This site is outside the 100 year flood plain. 
 
Preliminary development plans (PDR) dated November 17, 2014, have been submitted and 
reviewed by City staff.  The PDR plans outline how the North Loop Green is proposed to be 
designed with grades, utilities, and access to the existing Union Plaza building on Lot 1, Block 2 
North Loop Green 2nd Addition; the proposed Project on Lot 1, Block 1 North Loop Green 2nd 
Addition; and the Dock Streets Flats on Lot 1, Block 2 North Loop Green of the proposed plat.  
The City will require preliminary development review and preparation of erosion control and 
stormwater management plans for all phases of development. 

 
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 alterations. 

 
The proposed North Loop Green 2nd Addition subdivision will be requesting approval as a PUD 
as part of the zoning applications for the Project.  The PUD will provide access from Washington 
Ave to all of the buildings via a private road identified as Outlots A, D and E North Loop Green 
2nd Addition.  Outlots B and C of North Loop Green 2nd Addition are located under highway 
bridges and are not intended to be building sites.  The new development lot, Lot 1, Block 1, is 
relatively flat and there are no foreseeable difficulties in securing building permits for the Project. 

 
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 
practical, the amount of stormwater runoff from the site after development, will not 
exceed the amount occurring prior to development. 

 
Provisions for stormwater runoff and all erosion control measures will be addressed in both the 
temporary and permanent state according to the City of Minneapolis standards.  The amount of 
storm water runoff exiting the site will be less in the post development condition due to the 
proposed stormwater management improvements, than as existing today.  
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I. INTRODUCTION 
 ___________________________________________________________________________________  
 

 

Hines North Loop Green, LLC (Hines) is proposing to develop a 3.25 acres site just to the north of 
Downtown Minneapolis.  The property is located to the north of the I-394/Washington Avenue 
terminus and is generally located between 3rd Avenue South, the BNSF/Northstar Railroad, 
Washington Avenue and 5th Street.  An Environmental Assessment Worksheet (EAW) for the 
3.25 acres Dock Street Residential development was approved by the City of Minneapolis in 
2011.  In it, a full traffic analysis (Appendix C of the EAW) was developed for the entire site.   

The first phase of development was the Dock Street Flats project, which consisted of 185 high-
density residential units and 3,200 square feet of commercial that is fronted directly on 
Washington Avenue.  The second phase of development is the T3 Office Project, which is 
proposed to comprise approximately 10,500 square feet of retail and approximately 200,000 
square feet of office. Dock Street, a realigned private road, will provide access through the 
entire site and will have direct access to Washington Avenue. 

In June 2011, Bonestroo prepared the Dock Street Residential Travel Demand Management Plan 
as part of the overall EAW for the site.  Upon review of the phased development plans, the City 
of Minneapolis requested a specific Travel Demand Management Plan (TDMP) be prepared for 
each phase.  In 2012, RLK Incorporated prepared a TDMP for Dock Street Flats development.  
This TDMP is specific for Phase II – the T3 Office Project.  This phase comprises approximately 
10,500 of retail and approximately 200,000 square feet of office land use.  The Site Plan for this 
first phase is shown on Figure 1.     

The Dock Street EAW 
prepared by Bonestroo 
detailed trip generation 
potential for the overall 
development.  That analysis 
projected 637 trips generated 
for the full build-out of the 
development in the AM Peak 
Hour (462 trips entering and 
175 exiting), and 689 trips 
generated in the PM Peak 
Hour (218 entering and 471 
trips exiting).  This TDMP will 
include trip generation 
figures specific to the land 
uses proposed for the site 
today. 

SSIITTEE  LLOOCCAATTIIOONN  
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 ___________________________________________________________________________________  

 

II. LAND USES AND ZONING 
 ___________________________________________________________________________________  
 

 

The current zoning of the site is as follows: 

 B4S-1, Downtown Service District, this district “is established to provide an 
environment that promotes the development of mixed-use neighborhoods in a higher 
density, transit- and pedestrian-oriented, urban environment with a wide range of retail 
and office activities and high density residential uses and hotels. The B4S District also 
allows supportive goods and services not allowed in the B4 District.” 
 

 In B4S Districts, the ground floor of principal and accessory parking garages shall have 
commercial, residential, office, or hotel uses located between the parking garage and 
any public sidewalk except where frontage is needed to provide vehicular and 
pedestrian access to the facility. Principal parking garages shall have all parking spaces 
located entirely below grade except where the garage includes integrated transit 
facilities within the structure. 

 

The T3 Office Project is proposed to have retail/flex and conference/flex uses on the ground 
floor, as well as a fitness center and bike room.  Access to the subterranean parking and loading 
dock will also occur on the ground floor.   (These can be seen on Figure 2.)  The upper floors are 
office uses. 
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 ___________________________________________________________________________________  
 

III. PEDESTRIAN, BICYCLE AND TRANSIT 
 ___________________________________________________________________________________  
 

 

The T3 Office Project location to the west of Washington Avenue affords the future occupants of 
the proposed development multiple opportunities for the use of alternative transportation 
modes.  The site is adjacent to roadways with sidewalks and delineated bike lanes and near 
paved pedestrian and bike trails along the Mississippi River.  Additionally, the site is adjacent to 
a primary bus route corridor, Washington Avenue, and one block away from the BLUE Line Light 
Rail Transit (LRT) line and the Minneapolis Multimodal station where LRT (BLUE Line and GREEN 
Line), commuter rail (Northstar), bus and bike routes converge.  (Bike routes are shown on 
Figure 2.) 

The development will have active pedestrian areas, and is specifically designed to be a transit-
oriented development.  By providing designated access to the Cedar Lake Trail directly adjacent 
to the building, the T3 Office Project will be a hub of activity as users circulate between the trail, 
the main entry, to Dock Street, to Traffic Street and up to Washington Avenue and to Third 
Street.  In addition, the location of the T3 Office Project provides access to the Minneapolis CBD 
skyway system less than one block from the main entry of the development through the City of 
Minneapolis C-Ramp.  The T3 Office Project is within a one-block walking distance to Target Field 
and Target Center. 
 
The Cedar Lake Trail ties into the elaborate bike trail system of Minneapolis.  This system would 
enable potential employees and customers to easily travel to other downtown locations such as 
the new Viking Stadium, the central business district, and Nicollet Mall as well as venture to the 
east across the Mississippi River into Northeast Minneapolis, Dinkytown and the University of 
Minnesota area.  The on-street bike lanes trek south and connect to the Midtown Greenway, 
which provides access to Uptown, the city lakes and first tier western suburbs.  It is noted that 
both 1st Avenue North and Hennepin Avenue between 1st Street North and 12th Street North are 
marked bike lanes.  On 1st Avenue North there is a designated 5-foot marked on-street bike lane 
in each travel direction.  On Hennepin Avenue there is a shared bike/bus/right turn lane in each 
travel direction. 
 
Light rail and bus transit, which will provide quick access to many high priority destinations such 
as the Minneapolis-St. Paul International Airport, Mall of America, University of Minnesota, 
Minneapolis, St. Paul and the suburbs, are readily available near the site.  Tenants and 
employees of the T3 Office Project will be able to access various modes of transit at the Target 
Field Station one block to the west of the site.  The Blue Line Light Rail Transit line runs along 
Hiawatha Avenue connecting downtown Minneapolis (5th Street) to the airport and the Mall of 
America.  The new Green Line LRT line provides connections to the University of Minnesota, the 
State Capitol and downtown Saint Paul.  In the future, the Green Line will extend as the 
Southwest LRT line to Eden Prairie and other suburbs along the way. The Northstar Commuter 
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Rail line is also accessed at Target Field Station and offers connectors to communities to the 
north and west.   
 
Additionally, bus transit is readily available near the site.  Metro Transit route 14 passes in front 
of the site on a frequent basis and connects with many other routes in downtown.  Bus routes 
adjacent to this site are shown on Figure 3.  In addition, the Ramp B/5th Street Transit Center of 
the MTC is located within two blocks of the site. 
 
The T3 Office Project will notify the employees of any shared car programs available within 
walking distance from the T3 Office Project.  The “HOURCAR” system (www.hourcar.org) has a 
station located 2 blocks from the project site at North 6th Street and Washington Avenue N.  
Other shared vehicle providers, such as Car2Go (https://www.car2go.com/en/minneapolis/ )   
and Zipcar (http://www.zipcar.com/minneapolis/find-cars ) offer vehicles at sites throughout 
Minneapolis.   

NiceRide Minnesota (https://www.niceridemn.org/) offers shared bicycles at stations 
throughout the Twin Cities.   Users simply take a bicycle from a station when needed, and return 
it to any station in the system when the rider arrives at his/her destination.  A bike dock (or 
station) is currently located two blocks to the east of the T3 Office Project, and another bike 
dock is located two blocks to the south of the office site.  The success of NiceRide MN in the 
Twin Cities may lead to more bike docks in the future. 

http://www.hourcar.org/
https://www.car2go.com/en/minneapolis/
http://www.zipcar.com/minneapolis/find-cars
https://www.niceridemn.org/


NOTES



NOTES
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 ___________________________________________________________________________________  
 

IV. PARKING 
 ___________________________________________________________________________________  
 

 

A.  Parking Requirements 

The T3 Office Project will include 65 parking stalls on 1 subterranean parking level that are fully 
enclosed.  There will be ten (10) surface visitor stalls available for T3 tenants to use and one loading 
space (to the west of the building).  

The T3 Office Project development is located in the B4S-1 Zoning District.  According to the 
Minneapolis Municipal Code: 

 The B4S Downtown Service District is established to provide an environment that promotes 
the development of mixed-use neighborhoods in a higher density, transit- and pedestrian-
oriented, urban environment with a wide range of retail and office activities and high 
density residential uses and hotels. The B4S District also allows supportive goods and 
services not allowed in the B4 District. 

 In B4S Districts, the ground floor of principal and accessory parking garages shall have 
commercial, residential, office, or hotel uses located between the parking garage and any 
public sidewalk except where frontage is needed to provide vehicular and pedestrian access 
to the facility. Principal parking garages shall have all parking spaces located entirely below 
grade except where the garage includes integrated transit facilities within the structure. 

  

The T3 Office Project site is also located in the Downtown Parking Overlay District.  The parking 
requirements for uses in the downtown district are subject to Table 541-2 of the Minneapolis 
Municipal Code; which specifies there is no minimum vehicular parking requirement for uses in the 
downtown districts.  There are, however, maximum parking requirements: 

 Maximum Parking - Office uses.  1 space per 1000 sq. ft. of GFA. 

 Maximum Parking - Retail uses.  1 space per 500 sq. ft. of GFA (excluding grocery stores). 
 

The T3 Office Project provides 65 off-street parking stalls.  The maximum number of stalls for office 
uses in downtown districts is 1 space per 1000 sq. ft. of GFA (200,000 sq. ft. / 1000 = 200 stalls).  For 
the retail use, there is a maximum parking requirement of 1 stall per 500 square feet (10,500 sq. ft. / 
1000 = 11 stalls).  Off-street parking for both uses is less than the maximum allowed of 211 stalls.   
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B. Bicycle Parking 

According to the Minneapolis City Code, office uses shall have 1 bicycle parking space per 5,000 sq. 
ft. of GFA (40 spaces).  In addition, for the retail space, the B4S-1 zoning district requires 3 spaces 
per use.   

There are 100 bike stalls proposed for the T3 Office Project. All of the bikes stalls are proposed to be 
provided in the bike room of the building, located through the west entrance of the building. 

In addition to the indoor bike stalls identified above, approximately 14 bike rack spaces are available 
for public/guest use adjacent to the Cedar Lake Trail access point. 

 

C. Loading 

The Minneapolis City Code stipulates that one (1) large loading space for office uses with thirty 
thousand (30,000) to one hundred thousand (100,000) sq. ft. of gross floor area plus one (1) large 
loading space for each additional one hundred thousand (100,000) sq. ft. of gross floor area up to 
five hundred thousand (500,000) sq. ft. Therefore two (2) large loading spaces are required for this 
development.  

Based on the projected occupancy, size of the project and expected volumes of deliveries, Hines 
does not believe two enclosed loading spaces are warranted.  Should two deliveries be made 
simultaneously, the second delivery vehicle will be able to stop on the private access lane heading to 
the loading dock.  This access lane is for the limited use of the T3 office project and due to its 
location well away from any public streets, will not affect any City of Minneapolis streets, alleys or 
rights of way. 
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 ___________________________________________________________________________________  
 

V. TRAFFIC OPERATIONS 
 ___________________________________________________________________________________  
 

 

Table 1 below details the trip generation potential of the T3 Office Project of the overall Dock 
Street development.  
 
 

Table 1 - ITE Trip Generation (T3 Office Project) 

Average Weekday Driveway Volumes AM Peak Hour PM Peak Hour 

Land Use ITE Land Code Size Enter Exit Enter Exit 

General Office Building 710 200,000 SF 293 40 51 251 

Specialty Retail 826 10,500 SF 0 0 13 16 

Unadjusted Weekday Trips 293 40 64 267 

Reduction (transit) 
15% for office, 

5% retail 
-44 
0 

-6 
0 

-8             
-1 

-38             
-1 

Reduction 
(bike/pedestrian) 

5% for office, 
15% retail 

-15 
0 

-2 
0 

-3             
-2 

-13               
-2 

Internal Capture 
Utilizing worksheet calculations 

from EAW 
0 0 -1 -1 

Total Weekday Trips 234 32 49 212 

 
 
These results show 266 trips being generated solely by the T3 Office Project development in the 
AM Peak Hour (234 trips entering and 32 exiting), and 261 trips generated in the PM Peak Hour 
(50 entering and 213 trips exiting). The following table shows the total trips generated from 
Dock Street Phase 1 (Dock Street Apartments) and Phase 2 (T3 Office Project): 
 
 

Table 2 - Total Trip Generation (Dock Street Phases 1 & 2) 

Adjusted Average Weekday Driveway Volumes AM Peak Hour PM Peak Hour 

Phase I – Dock Street Flats 10 30 28 18 

Phase 2 – T3 Office Project 234 32 49 213 

Total 244 62 77 231 
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A traffic analysis of the full Dock Street development was completed by Bonestroo as part of the 
original EAW submittal.1  This document, entitled Dock Street Residential Travel Demand 
Management Plan was labeled Appendix C of the EAW.  (It is also attached to the end of this 
document for additional background information.)  
 
That Traffic Impact Study found in the EAW’s Appendix C estimated 637 AM Peak Hour trips and 
689 P.M. Peak Hour trips for the overall Dock Street Development.  In comparison, Dock Street 
Phases 1 & 2 actually represents 48% of the overall A.M. Peak Hour potential.  Further, it 
represents 45% of the P.M. Peak Hour potential assumed for the overall development.  
Therefore, it is concluded that the Dock Street Flats and T3 Office Project will generate fewer 
trips than were previously anticipated and approved by the City of Minneapolis. 

                                                      

1
 Appendix C – Dock Street Residential Travel Demand Management Plan, prepared by Bonestroo Inc., Saint Paul, 

MN, as part of the Environmental Assessment Worksheet for the Dock Street Residential project, for Hines, June 
29, 2011. 
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 ___________________________________________________________________________________  
 

VI. TRAVEL DEMAND MANAGEMENT STRATEGIES 
 ___________________________________________________________________________________  
 

 
The following represents a list of Travel Demand Management Strategies that Hines, and its 
successors, specifically commits to follow in operating and managing the T3 Office Project: 
 
 
A. City of Minneapolis Transportation Goals 

The City of Minneapolis has developed a Ten-Year Transportation Action Plan that provides a 
vision of the future that states, “Minneapolis will build, maintain and enhance access to multi-
modal transportation options for residents and business through a balanced system of 
transportation modes that supports the city’s land use vision, reduces adverse transportation 
impacts, decreases the overall dependency on automobiles, and reflects the city’s pivotal role as 
the center of the regional transportation network.” – The Minneapolis Plan for Sustainable 
Growth, (2008). 
 
From this has emerged their “Transportation Vision for Minneapolis”: 

 Transportation is important to the economic viability of the city, the region and the 
state. Access Minneapolis will lay the transportation groundwork for achieving the long-
range vision of Minneapolis as a vital and thriving metropolitan urban center that is a 
great place to live, work, play, visit and conduct business. 

 

 The city must remain livable and walkable to maintain its regional and national 
competitiveness.  In most cases, it is not feasible or desirable to increase the curb-to-
curb width of roadways in the city. However, there are many opportunities for 
improving the operational capacity of the transportation system without street 
widening. Access Minneapolis will result in a city that is livable and walkable while 
optimizing the operational capacity of the transportation system. 

 

 Access Minneapolis will result in a citywide transportation system that is multi-modal 
(pedestrian, bicycle, transit, automobile, freight), providing good transportation choices 
to people, including people with disabilities. 

 

 Access Minneapolis will result in a citywide transportation system that serves 
anticipated employment and residential growth and optimizes access to destinations by 
all modes (pedestrian, bicycle, transit, automobile, freight) throughout the city, between 
neighborhoods, to/from and within downtown. 

 

 Although all modes of transportation are important, transit is critical for maximizing the 
people carrying capacity of the transportation system. Access Minneapolis will result in a 
transit system that operates efficiently and effectively in downtown and throughout the 
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city. Transit will become the mode of choice for Minneapolis residents, workers and 
visitors.  

 
With this vision in mind, the City of Minneapolis has developed Transportation Policies from 
“The Minneapolis Plan for Sustainable Growth” (2008). Key goals of this include: 
 

 Building the City through multi-modalism; 

 Developing modal priorities in a neighborhood context; 

 Creating a walkable city; 

 Making transit more effective; 

 Creating a bicycle-friendly city; 

 Managing vehicle traffic; 

 Managing freight movement; 
 Managing Parking; 

 Developing funding and pricing strategies; and 

 Supporting a vibrant multi-modal Downtown. 
 

B. City of Minneapolis Transportation Policy Points 

The following policy points for transportation are included in Chapter 2 of the Minneapolis Plan 
for Sustainable Growth: 
 

Policy 1: Encourage growth and reinvestment by sustaining the development of a multi-
modal transportation system. 
 
Policy 2: Support successful streets and communities by balancing the needs of all 
modes of transportation with land use policy. 
 
Policy 3: Encourage walking throughout the city by ensuring that routes are safe, 
comfortable, pleasant, and accessible. 
 
Policy 4: Make transit a more attractive option for both new and existing riders. 
 
Policy 5: Ensure that bicycling throughout the city is safe, comfortable and pleasant. 
 
Policy 6: Manage the role and impact of automobiles in a multi-modal transportation 
system. 
 
Policy 7: Ensure that freight movement and facilities throughout the city meet the needs 
of the local and regional economy while remaining sensitive to impacts on surrounding 
land uses. 
 
Policy 8: Balance the demand for parking with objectives for improving the environment 
for transit, walking and bicycling, while supporting the city’s business community. 
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Policy 9: Promote reliable funding and pricing strategies to manage transportation 
demand and improve alternative modes. 
 
Policy 10: Support the development of a multi-modal Downtown transportation system 
that encourages an increasingly dense and vibrant regional center. 
 
Policy 11: Minneapolis recognizes the economic value of Minneapolis-St. Paul 
International Airport and encourages its healthy competition to reach global markets in 
an environmentally responsible manner. 

 
 

C. Goal of the Travel Demand Management Plan 

The purpose of this Travel Demand Management (TDM) plan is to assist the City of Minneapolis 
in achieving its overall transportation goals discussed earlier. The plan encourages employees 
and patrons to utilize alternative modes of transportation other than driving alone. This Travel 
Demand Management plan identifies actions to manage and minimize the vehicle trips and 
parking generation by the development. 

 

 
D.  Specific Travel Demand Management Strategies  

To succeed, this Travel Demand Management (TDM) plan must assist the City of Minneapolis to 
achieve its transportation goals.  Based on previous TDM Plans in the area and the types of 
proposed land uses, the following mode split goals for the project have been identified by the 
developer: 

Table 3 
Mode Split Goals 

Mode Split Goal 

Auto 55% 

Transit 35% 

Bike/Walk 10% 

 

The owners and/or TDM Liaison will work to achieve a mode share goal percentage of 45% non-
single-occupant-vehicles for the residential development. 

 

Specific Travel Demand Management Strategies  

This section outlines specific Travel Demand Management strategies to be implemented by the 
owner/end user/property manager/etc., of this site.  The strategies detail the responsibilities of 
the site’s responsible party in addressing the issues regarding transportation cited above. 
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The City has already established certain standard design features that aid and encourage travel 
demand management.  The developer will include these standards in their design.  These 
include sidewalks impacted by construction that will be rebuilt with ADA-compliant tactile dome 
curb ramps, encouraging use by pedestrians of all abilities. 

The location of the T3 Office Project provides unparalleled access and ease of use to virtually 
every type of transit available in the Twin Cities metropolitan area. 
 

 Target Field Station, of the BLUE and GREEN LRT Lines, within one block of T3 Office 

Project, with future connections to the Southwest LRT Line 

 Target Field Station, of the Northstar Commuter Rail, within one block of the T3 Office 

Project 

 The Interchange Transit Hub is located within one block of the T3 Office Project and will 

be a main connection point for light rail, commuter rail, buses and bicycles. 

 Minneapolis CBD Skyway access point within one block of the T3 Office Project. 

 MTC bus transit stops immediately adjacent to the T3 Office Project on Washington Ave. 

 Ramp B/5th Street Transit Center of the MTC bus system within two blocks of the T3 

Office Project. 

 Access to Cedar Lake Bicycle and Pedestrian Trail is immediately adjacent to the T3 

Office Project site. 

 Street level pedestrian access to the Minneapolis CBD, the region’s largest employment 

center, the region’s largest entertainment center and the region’s largest cultural 

center, within 4 blocks of the T3 Office Project. 

 

Hines, and its successors, by accepting the responsibility of implementing the items below, 
desire to help Minneapolis in achieving its goals of enhancing the local transportation system.  
Implementation of the items noted will help to encourage use of alternate modes of travel, 
enhance pedestrian friendliness, and achieve a balance in the needs of all users of the 
transportation system.   

Hines and its successors specifically commit to the implementation of the following measures: 

A.  General 

1. The owners will contract with one of the major professional property management firms 
and will include in their scope of services the responsibilities to support and execute the 
implementation of the specific strategies identified herein.  In addition, the owner and 
property manager will place a high priority to continually identify, evaluate and implement 
future travel demand management strategies to increase the use of non-vehicle based 
transit for the residents and citizens of the Twin Cities area. 
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2. The owner/property manager will designate a Transportation Coordinator (TC) to actively 
coordinate the implementation and maintenance of the Travel Demand Management (TDM) 
strategies.  This coordinator will function as a liaison with the Minneapolis TMO. 

 
3. The owners/property managers of the site shall maintain clear, well-lit sidewalks for 

pedestrian ease of use. 
 
4. The owners will contract with one of the major professional property management firms – 

one who has experience in distributing alternative transportation options to employees 
upon hire.  This information will highlights available transit routes, links to “Go-Cards”, 
bicycle and pedestrian routes.  This information will also be available to the employees in 
the break rooms, lobbies, and bike room, as well as on the building’s website. 

  
 
B.  Transit/Carpool 
 
1. The TC will assemble and maintain displays of commuter information in common areas of 

the T3 Office Project Management Office and will distribute this information directly to each 
tenant upon move-in as well as providing updates to existing tenants as warranted, which 
will include but not be limited to: 
 

 Bus Transit Schedules, Routes and Stop Locations 

 LRT Transit Schedules, Routes and Stop Locations 

 Commuter Rail Schedules, Routes and Stop Locations 

 Carpool/Vanpool Programs and Proximity to the T3 Office Project 

 Shared Car Programs and Proximity to the T3 Office Project 

 Bicycle/Pedestrian Programs and Maps 

 Other pertinent transit related materials 
 

2. The TC will provide employees with information regarding availability of discounted transit 
passes and special promotions when available to encourage employees to consider transit 
options. 

 
3. The TC will coordinate with the Transit Service Providers to conduct on-site Transit Fairs.  

The Fairs may include spring and fall bicycle tune-up clinics, safety seminars, updates on 
bicycle trail additions, upcoming maintenance notices and information on upcoming events 
in the Twin Cities area which may affect pedestrian/bicycle uses. 
 

4. The TC will coordinate activities with the Minneapolis TMO to develop and conduct travel 
behavior surveys, at the cost of the Minneapolis TMO. 

 
5. Appropriate maps identifying and directing tenants, employees and guests to the Metro 

Transit stations nearby will be distributed to the tenants’ offices on a regular basis. 
 

6. The TC for the T3 Office Project will notify the employees of any shared car programs 
available within walking distance from the T3 Office Project.  The “HOURCAR” system 
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(www.hourcar.org) has a station located 2 blocks from the project site at North 6th Street 
and Washington Avenue N.  Based on discussions with the HOURCAR management the 
owner will make an exterior parking space on the project site available for location of an 
HOURCAR station should it be so desired.  (NOTE:  The owner and managers of the T3 Office 
Project will not be purchasing an “HOURCAR”, only making a parking space available for 
one.) 

 
7. The property manager will provide preferred parking in the parking garage for registered 

employer carpools/vanpools. 
 
 

C.   Bicycles 
 
1. The owner will provide a connection through the T3 Office Project site for bicycle access to 

the Cedar Lake Trail for both employees and the public. 
 

2. The owner will provide within the T3 Office Project secure bicycle storage in the bike room 
of the building for employees and patrons.  A minimum of one hundred (100) bike spaces 
will be provided between the bike room and outdoor racks. 
 

3. The TC will notify employees of shared bicycle programs in the immediate area of the T3 
Office Project site.  The owner/property manager will coordinate with Nice Ride Minnesota 
(www.niceridemn.org) to determine if the site is an appropriate location for a Nice Ride 
Station and will provide a convenient location for the station should it be determined that 
the location is appropriate.  Four Nice Ride Stations are within an approximately 2 block 
radius of the site with the closest being the North 2nd Street-4th Avenue North Station. 
 

4. The owner/property manager will implement a shared bicycle program for the employees of 
the T3 Office Project.  The building will initially have six (6) bicycles docked in the parking 
garage which residents will be able to check out and return on an as-needed/as-available 
basis. 
 

 
D.  Deliveries 
 
1. Owners/property managers shall develop and maintain a policy that provides for truck and 

service deliveries to occur outside of peak traffic times.  This would not include FedEx/UPS-
type deliveries.  A service bay for delivery vehicles to park is provided with access along the 
southwest side of the building. 

 
 
E.   Parking 
 
1. All parking provided in the subterranean garage and project site of the T3 Office Project is 

specifically designated for employees of T3 Office Project, guests, and patrons.  No general 
public parking will be available at the project site. 

http://www.hourcar.org/
http://www.niceridemn.org/
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2. Lessees and owners of the T3 Office Project development will not be allowed to resell their 

designated parking stalls to the general public or other interests. 
 
 

F.   Pedestrians 
 
1. The location of the T3 Office Project provides access to the Minneapolis CBD skyway system 

less than one block from the main entry to the T3 Office Project through the City of 
Minneapolis C-Ramp.  Appropriate maps of the Skyway System and specific assess points 
will be provided in the transit display area to assist employees and patrons in locating access 
to and use of the system. 
 

2. The owner/property manager will provide and maintain clear, well-lit sidewalks within the 
property connecting to the municipal sidewalk system for ease of pedestrian use. 
 

3. The owner/property manager will provide and maintain a connection to the Cedar Lake Trail 
pedestrian walkway for access by the employees, customers, and the public. 
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By: _________________________________________________ Dated: __________________________
David Spillman
Hines North Loop Green, LLC
90 South 7th Street, Suite 200
Minneapolis, MN  55402

Minneapolis Community and Economic Development Department
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CPED Development Services Director
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Minneapolis Public Works Department
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Traffic Operations Engineer
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VII. APPENDIX 
 ___________________________________________________________________________________  
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90° ADA STALLS 2

90° ADA VAN STALLS 1

90° COMPACT STALLS (8'-0" x 15'-0") 12

90° COMPACT STALLS (8'-0" x 16'-0") 4

90° COMPACT STALLS (8'-0" x 18'-0") 2

90° ELECTRIC VEHICLE STALLS (9'X18') 3

90° STANDARD STALLS (9'X18') 40

GRAND TOTAL 64

N A100  1/16" = 1'-0"

1 PLAN - PARKING LEVEL

2014 12 24 ISSUED FOR DD
2014 12 15 ISSUED FOR HPC CoA
2014 12 05 ISSUED FOR PRICING ADDEN.
2014 11 17 ISSUED FOR PDR
2014 11 03 ISSUED FOR PRICING
2014 10 27 ISSUED FOR HPC/PLANNING
2014 10 15 ISSUED FOR SCHEMATIC DESIGN
2015 01 06 REISSUED FOR PDR
2015 02 27 ISSUED FOR LAND-USE APP

A100  1/8" = 1'-0"

3 SECTION - GARAGE RAMP
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2015 02 18 BID PACKAGE #1

2015 02 27 LAND USE APPLICATION

DECIDUOUS TREES

DECIDUOUS SHRUBS

PERENNIALS

QTY. COMMON NAME SCIENTIFIC NAME SIZE CONT. COMMENTS

BROME HUMMOCK SEDGE Carex bromoides #1 CONT.
OEHME SEDGE Carex muskingumensis 'Oehme' #1 CONT.

EVERGREEN SHRUBS

#5 CONT.24" HGT.Diervilla loniceraDWARF BUSH HONEYSUCKLE

B&B2.5" CAL. SINGLE STRAIGHT LEADER

Quercus x warei 'Long'REGAL PRINCE OAK B&B3.0" CAL. SINGLE STRAIGHT LEADER10

3

8

MISCANTHUS FLAME GRASS Miscanthus sinensis 'Purpurascens' #1 CONT.

352
123
73

PLANT 3'-0" O.C.

7' HGT.Thuja occidentalis 'Techny'TECHNY ARBORVITAE19 PLANT 6'-0" O.C.

IRON BUTTERFLY FOAMFLOWER Tiarella x 'Iron Butterfly' #1 CONT.
BATIK IRIS Iris germanica 'Batik' #1 CONT.

48
48

PLANT 1'-4" O.C.

PLANT 1'-6" O.C.
0 16'8'

 1" = 16'-0"1 LANDSCAPE PLAN

Betula populifolia 'Whitespire'WHITESPIRE BIRCH

PLANT 1'-4" O.C.

PLANT 2'-6" O.C.

PLANT 1'-6" O.C.
KOBOLD LIATRIS Liatris spicata 'Kobold' #1 CONT.44 PLANT 1'-6" O.C.

B&B2.5" CAL. SINGLE STRAIGHT LEADER2 Gleditsia triacanthos var. inermis 'Skyline'SKYLINE HONEYLOCUST

Calamagrostis x acutiflora 'Karl Foerster' #1 CONT. PLANT 2'-0" O.C.KARL FOERSTER REED GRASS31

#7 CONT. Juniperus chinensis 'Monlep'MINT JULEP11 PLANT 4'-0" O.C.

L1.0BELLA LUGOSI DAYLILLY Hemerocallis 'Bela Lugosi' #1 CONT.20 PLANT 1'-6" O.C.

#5 CONT.24" HGT.Ribes alpinumALPINE CURRANT49 PLANT 4'-0" O.C.
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2015 03 05

2015 02 27

2015 02 18

CHECK SET

LAND USE APPLICATION

BID PACKAGE #1

Nicholas M. Mannel - PE

of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F

WARNING:

BENCHMARKS

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL  EXISTING UTILITIES.
THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN MAINTAINING THEIR SERVICE AND / OR
RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT LEAST 48 HOURS IN
ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES, CABLES, CONDUITS, PIPES, MANHOLES,
VALVES OR OTHER BURIED STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

THE EXISTING CONDITIONS PLAN IS
BASED ON THE PARTIAL BOUNDARY AND

TOPOGRAPHIC SURVEY PROVIDED BY
LOUCKS ASSOCIATES DATED 04-24-2014.

C1.1
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www.LoucksAssociates.com

Loucks Project #14019F

WARNING:

BENCHMARKS

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL  EXISTING UTILITIES.
THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN MAINTAINING THEIR SERVICE AND / OR
RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT LEAST 48 HOURS IN
ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES, CABLES, CONDUITS, PIPES, MANHOLES,
VALVES OR OTHER BURIED STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

ALL ITEMS IN BOLD ARE TO BE REMOVED.
NOTE:

REMOVE CONCRETE PAVEMENT

SAWCUT PAVEMENT

SITE DEMOLITION LEGEND

REMOVE BITUMINOUS PAVEMENT

1. MINNESOTA STATE STATUTE REQUIRES NOTIFICATION PER "GOPHER STATE ONE CALL" PRIOR TO
COMMENCING ANY GRADING, EXCAVATION OR UNDERGROUND WORK.

2. THE CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND ELEVATIONS OF EXISTING UTILITIES AND
TOPOGRAPHIC FEATURES PRIOR TO COMMENCEMENT OF CONSTRUCTION ACTIVITY.  THE
CONTRACTOR SHALL NOTIFY THE ENGINEER OF ANY DISCREPANCIES OR VARIATIONS FROM THE
PLANS.

3.  THE CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID PROPERTY DAMAGE TO
ADJACENT PROPERTIES DURING THE CONSTRUCTION PHASE OF THIS PROJECT.  THE CONTRACTOR
WILL BE HELD RESPONSIBLE FOR ANY DAMAGES TO ADJACENT PROPERTIES OCCURRING DURING THE
CONSTRUCTION PHASE OF THIS PROJECT.

4.  THE CONTRACTOR WILL BE RESPONSIBLE FOR PROVIDING AND MAINTAINING TRAFFIC
CONTROL DEVICES SUCH AS BARRICADES, WARNING SIGNS, DIRECTIONAL SIGNS, FLAGMEN AND
LIGHTS TO CONTROL THE MOVEMENT OF TRAFFIC WHERE NECESSARY.  PLACEMENT OF THESE DEVICES
SHALL BE APPROVED BY THE ENGINEER PRIOR TO PLACEMENT. TRAFFIC CONTROL DEVICES SHALL
CONFORM TO THE APPROPRIATE MINNESOTA DEPARTMENT OF TRANSPORTATION STANDARDS.

5.  IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR
WILL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS ON THE JOB SITE, INCLUDING
SAFETY OF ALL PERSONS AND PROPERTY DURING THE PERFORMANCE OF THE WORK.  THIS
REQUIREMENT WILL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS.

6.  THE DUTY OF THE ENGINEER OR THE DEVELOPER TO CONDUCT CONSTRUCTION REVIEW OF THE
CONTRACTORS PERFORMANCE IS NOT INTENDED TO INCLUDE REVIEW OF THE ADEQUACY OF THE
CONTRACTORS SAFETY MEASURES IN, OR NEAR THE CONSTRUCTION SITE.

7. BEFORE BEGINNING CONSTRUCTION THE CONTRACTOR SHALL INSTALL EROSION AND
SEDIMENTATION CONTROL MEASURES IN ACCORDANCE WITH NPDES PERMIT REQUIREMENTS, BEST
MANAGEMENT  PRACTICES, STATE AND LOCAL REQUIREMENTS AND THE DETAILS SHOWN ON THE
DETAIL SHEET(S) OF THE PROJECT PLANS.

8. ALL CONSTRUCTION PERMITS, APPLICATIONS AND FEES ARE THE RESPONSIBILITY OF THE
CONTRACTOR.

9.  ALL ENTRANCES AND CONNECTIONS TO CITY STREETS SHALL BE CONSTRUCTED PER THE
REQUIREMENTS OF THE STATE AND LOCAL JURISDICTIONS. THE CONTRACTOR SHALL BE RESPONSIBLE
FOR ALL PERMITS AND NOTIFICATIONS AS REQUIRED.

10. ALL STREET REPAIRS AND PATCHING SHALL BE PERFORMED PER THE REQUIREMENTS OF THE CITY.
ALL TRAFFIC CONTROL SHALL BE PROVIDED BY THE CONTRACTOR AND SHALL BE ESTABLISHED PER
THE REQUIREMENTS OF THE MINNESOTA MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MUTCD)
AND THE CITY. THIS SHALL INCLUDE ALL SIGNAGE, BARRICADES, FLASHERS AND FLAGGERS AS NEEDED.
ALL PUBLIC STREETS SHALL BE OPEN TO TRAFFIC AT ALL TIMES.

11. ADJUST ALL EXISTING STRUCTURES, BOTH PUBLIC AND PRIVATE TO THE PROPOSED GRADES
WHERE    DISTURBED AND COMPLY WITH ALL REQUIREMENTS OF THE UTILITY OWNERS. STRUCTURES
BEING    RESET TO PAVED AREAS MUST MEET OWNERS REQUIREMENTS FOR TRAFFIC LOADING.

12. EXISTING TOPOGRAPHY PROVIDED BY LOUCKS ASSOCIATES, PARTIAL BOUNDARY AND
TOPOGRAPHIC SURVEY DATED 04/24/14.

GENERAL NOTES

1. CONTRACTOR SHALL REMOVE AND/OR RELOCATE EXISTING PRIVATE UTILITIES AS NECESSARY.
CONTRACTOR TO COORDINATE ACTIVITIES WITH UTILITY COMPANIES.

2. CONTRACTOR SHALL PROTECT SURFACE AND SUBSURFACE FEATURES NOT NOTED FOR
REMOVAL.

3.  CONTRACTOR TO CLEAR AND GRUB EXISTING VEGETATION WITHIN CONSTRUCTION LIMITS,
STRIP TOP SOIL,  AND STOCKPILE ON-SITE. REFER TO GRADING PLAN AND SWPPP FOR SEDIMENT AND
EROSION CONTROL REQUIREMENTS.

4. CLEAR AND GRUB AND REMOVE ALL TREES, VEGETATION AND SITE DEBRIS PRIOR TO GRADING.
ALL REMOVED MATERIAL SHALL BE HAULED FROM THE SITE DAILY. ALL CLEARING AND GRUBBING AND
REMOVALS SHALL BE PERFORMED PER THE CONTRACT SPECIFICATIONS. EROSION CONTROL MEASURES
SHALL BE IMMEDIATELY ESTABLISHED UPON REMOVAL.  SEE THE STORMWATER POLLUTION
PREVENTION PLAN (SWPPP).

5. CONTRACTOR SHALL REMOVE ALL SITE SURFACE FEATURES WITHIN REMOVAL LIMITS UNLESS
OTHERWISE NOTED.

SITE DEMOLITION NOTES

REMOVE TREE

C1.2
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Nicholas M. Mannel - PE

of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F

WARNING:

BENCHMARKS

THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL  EXISTING UTILITIES.
THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN MAINTAINING THEIR SERVICE AND / OR
RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT LEAST 48 HOURS IN
ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES, CABLES, CONDUITS, PIPES, MANHOLES,
VALVES OR OTHER BURIED STRUCTURES BEFORE DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE
THE ABOVE WHEN DAMAGED DURING CONSTRUCTION AT NO COST TO THE OWNER.

TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

DISTURBED AREA: 1.59 AC

TOTAL SITE AREA: 1.04 AC
EXISTING IMPERVIOUS AREA: 1.04 AC (100%)
PROPOSED IMPERVIOUS AREA: 1.02 AC (98%)

SITE DATA

BITUMINOUS
PAVEMENT

PAVEMENT TYPES

1. ALL PAVING, CONCRETE CURB, GUTTER AND SIDEWALK SHALL BE FURNISHED AND
INSTALLED IN ACCORDANCE WITH THE DETAILS SHOWN PER SHEET C8-1 AND THE
REQUIREMENTS OF THE CITY. SEE LANDSCAPE PLANS FOR ANY ADDITIONAL HARDSCAPE
APPLICATIONS

2. THE CITY DEPARTMENT OF ENGINEERING, BUILDING INSPECTIONS DEPARTMENT AND THE
CONSTRUCTION ENGINEER SHALL BE NOTIFIED AT LEAST 48 HOURS PRIOR TO WORK
WITHIN THE STREET RIGHT OF WAY (SIDEWALK, STREET OR DRIVEWAYS)

3. MINNESOTA STATE STATUTE REQUIRES NOTIFICATION PER "GOPHER STATE ONE CALL" PRIOR
TO COMMENCING ANY GRADING, EXCAVATION OR UNDERGROUND WORK.

4. THE CONTRACTOR SHALL PRESERVE AND MAINTAIN ANY EXISTING STREET LIGHTS AND
TRAFFIC SIGNS PER THE REQUIREMENTS OF THE CITY

5. CLEAR AND GRUB AND REMOVE ALL TREES, VEGETATION AND SITE DEBRIS PRIOR TO
GRADING. ALL REMOVED MATERIAL SHALL BE HAULED FROM THE SIDE DAILY. ALL CLEARING
AND GRUBBING AND REMOVALS SHALL BE PERFORMED PER THE CONTRACT
SPECIFICATIONS. EROSION CONTROL MEASURES SHALL BE IMMEDIATELY ESTABLISHED UPON
REMOVAL. (SEE SHEET C3-2)

6. THE CONTRACTOR SHALL BE REQUIRED TO OBTAIN ALL PERMITS FROM THE CITY AS
REQUIRED FOR ALL WORK WITH THE STREET AND PUBLIC RIGHT OF WAY

7. STALL STRIPING TO BE 4" WHITE PAINT. REFER TO DETAILS FOR HANDICAPPED STALL
STRIPING.  ALL STRIPING TO BE EPOXY.

8. ALL CURB TERMINI TO HAVE  A 3 FOOT TAPER UNLESS OTHERWISE NOTED.

9. ALL CURB DIMENSIONS SHOWN ARE TO THE  FACE OF CURB UNLESS OTHERWISE NOTED.

10. BITUMINOUS IMPREGNATED FIBER BOARD TO BE PLACED AT FULL DEPTH OF CONCRETE
ADJACENT TO EXISTING STRUCTURES AND BEHIND CURB ADJACENT TO DRIVEWAYS AND
SIDEWALKS.

11. IN THE EVENT OF A SIGNIFICANT SNOWFALL, SNOW SHALL BE REMOVED BY TRUCK OR
SNOW MELT MACHINE.

SITE NOTES

CONCRETE
SIDEWALK

CONCRETE
PAVEMENT

C2.1
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of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F

BENCHMARKS
TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

1. ALL DISTURBED UNPAVED AREAS ARE TO RECEIVE MINIMUM OF 4 INCHES OF TOP SOIL AND
SOD OR SEED. THESE AREAS SHALL BE WATERED BY THE CONTRACTOR UNTIL THE SOD OR SEED
IS GROWING IN A HEALTHY MANNER.

2. THE CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO AVOID PROPERTY DAMAGE
TO ADJACENT PROPERTIES DURING THE CONSTRUCTION PHASE OF THIS PROJECT. THE
CONTRACTOR WILL BE HELD RESPONSIBLE FOR ANY DAMAGES TO ADJACENT PROPERTIES
OCCURRING DURING THE CONSTRUCTION PHASE OF THIS PROJECT.

3. THE CONTRACTOR WILL BE RESPONSIBLE FOR PROVIDING AND MAINTAINING TRAFFIC
CONTROL DEVICES SUCH AS BARRICADES, WARNING SIGNS, DIRECTIONAL SIGNS, FLAGMEN
AND LIGHTS TO CONTROL THE MOVEMENT OF TRAFFIC WHERE NECESSARY. PLACEMENT OF
THESE DEVICES SHALL BE APPROVED BY THE ENGINEER PRIOR TO PLACEMENT. TRAFFIC
CONTROL DEVICES SHALL BE APPROVED BY THE ENGINEER PRIOR TO PLACEMENT. TRAFFIC
CONTROL DEVICES SHALL CONFORM TO THE APPROPRIATE MINNESOTA DEPARTMENT OF
TRANSPORTATION STANDARDS.

4. IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR
WILL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS ON THE JOB SITE,
INCLUDING SAFETY OF ALL PERSONS AND PROPERTY DURING THE PERFORMANCE OF THE
WORK. THIS REQUIREMENT WILL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL
WORKING HOURS.

5. THE DUTY OF THE ENGINEER OF THE DEVELOPER TO CONDUCT CONSTRUCTION REVIEW OF
THE CONTRACTORS PERFORMANCE IS NOT INTENDED TO INCLUDE REVIEW OF THE ADEQUACY
OF THE CONTRACTORS SAFETY MEASURES IN, OR NEAR THE CONSTRUCTION SITE.

6. BEFORE BEGINNING CONSTRUCTION THE CONTRACTOR SHALL INSTALL A TEMPORARY ROCK
ENTRANCE PAD AT ALL POINTS OF VEHICLE EXIT FROM THE PROJECT SITE. SAID ROCK ENTRANCE
PAD SHALL BE MAINTAINED BY THE CONTRACTOR FOR THE DURATION OF THE PROJECT. SEE
DETAILS SHOWN ON SHEET C3-2 FOR THE PROJECT PLANS

7. EROSION AND SEDIMENTATION CONTROL MEASURES SHALL BE ESTABLISHED AROUND THE
ENTIRE SITE PERIMETER AND IN ACCORDANCE WITH NPDES PERMIT REQUIREMENTS, BEST
MANAGEMENT PRACTICES, CITY REQUIREMENTS AND THE DETAILS SHOWN ON SHEET C8-1 OF
THE PROJECT PLANS.

8. ALL ENTRANCES AND CONNECTIONS TO CITY STREET SHALL BE PERFORMED PER THE
REQUIREMENTS OF THE CITY. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS AND
NOTIFICATIONS AS REQUIRED BY THE CITY.

9. ADJACENT STREETS AND ALLEYS MUST BE SWEPT TO KEEP THEM FREE OF SEDIMENT.
CONTRACTOR MUST MONITOR CONDITIONS AND SWEEP AS NEEDED OR WITHIN 24 HOURS OF
NOTICE BY THE CITY.

10. STREETS MUST BE CLEANED AND SWEPT WHENEVER TRACKING OF SEDIMENTS OCCURS AND
BEFORE SITES ARE LEFT IDLE FOR WEEKENDS AND HOLIDAYS.  A REGULAR SWEEPING SCHEDULE
MUST BE ESTABLISHED.

11. ADJUST ALL EXISTING STRUCTURES, BOTH PUBLIC AND PRIVATE TO THE PROPOSED GRADES
WHERE    DISTURBED AND COMPLY WITH ALL REQUIREMENTS OF THE UTILITY OWNERS.
STRUCTURES BEING RESET TO PAVED AREAS MUST MEET OWNERS REQUIREMENTS FOR TRAFFIC

12. DUST MUST BE ADEQUATELY CONTROLLED.

13. SEE UTILITY PLAN FOR STORM SEWER INFORMATION.

14. EXISTING TOPOGRAPHY PROVIDED BY LOUCKS ASSOCIATES PARTIAL TOPOGRAPHIC SURVEY
DATED 04/24/14.

15. SPOT ELEVATIONS REPRESENT FINISHED SURFACE GRADES AT GUTTER LINE, FACE OF BUILDING,
OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.

16. SEE SITE PLAN FOR CURB AND BITUMINOUS TAPER LOCATIONS.

GRADING, DRAINAGE & EROSION CONTROL NOTES

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.

C3.1
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of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15
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BENCHMARKS
TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

1. THE NATURE OF THIS PROJECT WILL CONSIST OF CONSTRUCTING AN OFFICE BUILDING WITH
ASSOCIATED SURFACE PAVEMENTS, UTILITIES AND STORMWATER MANAGEMENT.

2. THE INTENDED SEQUENCING OF MAJOR CONSTRUCTION ACTIVITIES ARE AS FOLLOWS:

1. INSTALL VEHICLE TRACKING BMP
2. INSTALL SILT FENCE AROUND SITE
3. INSTALL PROTECTIVE FENCE AROUND INFILTRATION AREAS
4. CLEAR AND GRUB SITE
5. STRIP AND STOCKPILE TOPSOIL
6. REMOVE PAVEMENTS AND UTILITIES
7. CONSTRUCT STORMWATER MANAGEMENT BASINS
8. INSTALL SILT FENCE AROUND BASINS
9. ROUGH GRADE SITE
10. IMPORT CLEAN FILL FOR REPLACEMENT AND BALANCE
11. INSTALL UTILITIES
12. INSTALL BUILDING FOUNDATIONS
13. INSTALL CURB AND GUTTER
14. INSTALL PAVEMENTS AND WALKS
15. FINAL GRADE SITE
16. REMOVE ACCUMULATED SEDIMENT FROM BASINS
17. CONSTRUCT INFILTRATION BASIN
18. SEED AND MULCH
19. WHEN ALL CONSTRUCTION ACTIVITY IS COMPLETE AND THE SITE IS STABILIZED, REMOVE SILT

FENCE AND RESEED ANY AREAS DISTURBED BY THE REMOVAL.

3. SITE DATA:
AREA OF DISTURBANCE: 1.42± AC
PRE-CONSTRUCTION IMPERVIOUS AREA: 1.04 AC
POST-CONSTRUCTION IMPERVIOUS AREA: 1.02 AC

GENERAL SOIL TYPE: HSG B

4. THE LOCATION OF AREAS NOT TO BE DISTURBED MUST BE IDENTIFIED WITH FLAGS, STAKES,
SIGNS, SILT FENCE, ETC. BEFORE CONSTRUCTION BEGINS.

5. ALL DISTURBED GROUND LEFT INACTIVE FOR FOURTEEN (14) OR MORE DAYS SHALL BE
STABILIZED BY SEEDING OR SODDING (ONLY AVAILABLE PRIOR TO SEPTEMBER 15) OR BY
MULCHING OR COVERING OR OTHER EQUIVALENT CONTROL MEASURE.             

6. ON SLOPES 3:1 OR GREATER MAINTAIN SHEET FLOW AND MINIMIZE RILLS AND/OR GULLIES,
SLOPE  LENGTHS CAN NOT BE GREATER THAN 75 FEET.

DENOTES SLOPES GREATER THAN 3:1. ALL 3:1 SLOPES TO BE STABILIZED WITH EROSION 
CONTROL BLANKET

7. ALL STORM DRAINS AND INLETS MUST BE PROTECTED UNTIL ALL SOURCES OF POTENTIAL
DISCHARGE ARE STABILIZED.

8. TEMPORARY SOIL STOCKPILES MUST HAVE EFFECTIVE SEDIMENT CONTROL AND CAN NOT BE
PLACED IN SURFACE WATERS OR STORM WATER CONVEYANCE SYSTEMS.  TEMPORARY
STOCKPILES WITHOUT SIGNIFICANT AMOUNT OF SILT, CLAY, OR ORGANIC COMPOUNDS ARE
EXEPMT EX: CLEAN AGGREGATE STOCK PILES, DEMOLITION CONCRETE STOCKPILES, SAND
STOCKPILES.

9. SEDIMENT LADEN WATER MUST BE DISCHARGED TO A SEDIMENTATION BASIN WHENEVER
POSSIBLE.  IF NOT POSSIBLE, IT MUST BE TREATED WITH THE APPROPRIATE BMP'S.

10. SOLID WASTE MUST BE DISPOSED OF PROPERLY AND MUST COMPLY WITH MPCA DISPOSAL
REQUIREMENTS.

11. EXTERNAL WASHING OF CONSTRUCTION VEHICLES MUST BE LIMITED TO A DEFINED AREA OF THE
SITE. RUNOFF MUST BE PROPERLY CONTAINED.

12. NO ENGINE DEGREASING IS ALLOWED ON SITE.

13. THE OWNER WHO SIGNS THE NPDES PERMIT APPLICATION IS A PERMITTEE AND IS RESPONSIBLE
FOR COMPLIANCE WITH ALL TERMS AND CONDITIONS OF THE PERMIT.  THE OPERATOR
(CONTRACTOR) WHO SIGNS THE NPDES PERMIT APPLICATION IS A PERMITTEE FOR PARTS II.B.,
PART II.C, PART II.B-F, PART V, PART IV AND APPLICABLE CONSTRUCTION ACTIVITY
REQUIREMENTS FOUND IN APPENDIX A, PART C. OF THE NPDES PERMIT AND IS JOINTLY
RESPONSIBLE WITH THE OWNER FOR COMPLIANCE WITH THOSE PORTIONS OF THE PERMIT.

14. TERMINATION OF COVERAGE-PERMITTEE(S) WISHING TO TERMINATE COVERAGE MUST SUBMIT A
NOTICE OF TERMINATION (NOT) TO THE MPCA. ALL PERMITTEE(S) MUST SUBMIT A NOT WITHIN
30 DAYS AFTER ONE OR MORE OF THE FOLLOWING CONDITIONS HAVE BEEN MET:

A. FINAL STABILIZATION, PER NPDES PERMIT PART IV.G. HAS BEEN ACHIEVED ON ALL
PORTIONS OF THE SITE FOR WHICH THE PERMITTEE IS RESPONSIBLE.

B. TRANSFER OF OWNERSHIP AS DESCRIBED IN THE PERMIT.

15.  INSPECTIONS
A. INITIAL INSPECTION FOLLOWING SILT FENCE INSTALLATION BY CITY REPRESENTATIVE IS

REQUIRED.
B. EXPOSED SOIL AREAS:  ONCE EVERY 7 DAYS AND WITHIN 24 HOURS FOLLOWING A  0.5"

OVER 24  HOUR  RAIN EVENT.
C. STABILIZED AREAS:  ONCE EVERY 30 DAYS
D. FROZEN GROUND:  AS SOON AS RUNOFF OCCURS OR PRIOR TO RESUMING

CONSTRUCTION.
E. INSPECTION AND MAINTENANCE RECORDS MUST BE RETAINED FOR 3 YEARS AFTER FILING

OF THE NOTICE OF TERMINATION AND MUST INCLUDE: DATE AND TIME OF ACTION, NAME
OF PERSON(S) CONDUCTING WORK, FINDING OF INSPECTIONS AND RECOMMENDATIONS
FOR CORRECTIVE ACTION, DATE AND AMOUNT OF RAINFALL EVENTS GREATER THAN 0.5
INCHES IN A 24 HOUR PERIOD. 

16.  MINIMUM MAINTENANCE
A. SILT FENCE TO BE REPAIRED, REPLACED, SUPPLEMENTED WHEN NONFUNCTIONAL, OR 1/3

FULL; WITHIN 24 HOURS
B. SEDIMENT BASINS DRAINED AND SEDIMENT REMOVED WHEN REACHES 1/2 STORAGE

VOLUME. REMOVAL MUST BE COMPLETE WITHIN 72 HOURS OF DISCOVERY.
C. SEDIMENT REMOVED FROM SURFACE WATERS WITHIN (7)SEVEN DAYS
D. CONSTRUCTION SITE EXITS INSPECTED, TRACKED SEDIMENT REMOVED WITH 24 HOURS.
E. PROVIDE COPIES OF EROSION INSPECTION RESULTS TO CITY ENGINEER FOR ALL EVENTS

GREATER THAN 12" IN 24 HOURS

17. THE SWPPP, INCLUDING ALL CHANGES TO IT, AND INSPECTIONS AND MAINTENANCE RECORDS
MUST BE KEPT AT THE SITE DURING CONSTRUCTION ACTIVITY BY THE PERMITTEE(S) WHO HAVE
OPERATIONAL CONTROL OF THE SITE.

18. OWNER MUST KEEP RECORDS OF ALL PERMITS REQUIRED FOR THE PROJECT, THE SWPPP, ALL
INSPECTIONS AND MAINTENANCE, PERMANENT OPERATION AND MAINTENANCE AGREEMENTS,
AND REQUIRED CALCULATIONS FOR TEMPORARY AND PERMANENT STORM WATER
MANAGEMENT SYSTEMS.  THESE RECORDS MUST BE RETAINED FOR THREE YEARS AFTER FILING
NPDES NOTICE OF TERMINATION.

19. SWPPP MUST BE AMENDED WHEN:
A. THERE IS A CHANGE IN DESIGN, OPERATION, MAINTENANCE, WEATHER OR SEASONAL

CONDITIONS  THAT HAS A SIGNIFICANT EFFECT ON DISCHARGE
B. INSPECTIONS INDICATE THAT THE SWPPP IS NOT EFFECTIVE AND DISCHARGE IS EXCEEDING

WATER QUALITY STANDARDS.
C. THE BMP'S IN THE SWPPP ARE NOT CONTROLLING POLLUTANTS IN DISCHARGES OR IS NOT

CONSISTENT WITH THE TERMS AND CONDITIONS OF THE PERMIT.

19. CONCRETE WASHOUT AREA
A. CONTRACTOR TO PROVIDE PREFABRICATED CONCRETE WASH-OUT CONTAINER WITH RAIN

PROTECTION PER PLAN.
B. CONCRETE WASH-OUT TO BE IDENTIFIED WITH SIGNAGE STATING "CONCRETE WASHOUT

AREA DO NOT OVERFILL".
C. CONCRETE WASHOUT WATER NEEDS TO BE PUMPED WITHIN 24 HOURS OF STANDING

WATER IN WASHOUT AREA.

20. IN THE EVENT OF ENCOUNTERING A WELL OR SPRING DURING CONSTRUCTION CONTRACTOR
TO CEASE CONSTRUCTION ACTIVITY AND NOTIFY ENGINEER.

21. PIPE OULTETS MUST BE PROVIDED WITH TEMPORARY OR PERMANENT ENERGY DISSIPATION
WITHIN 24 HOURS AFTER CONNECTION TO A SURFACE WATER.

22. FINAL STABILIZATION
FINAL STABILIZATION REQUIRES THAT ALL SOIL DISTURBING ACVTIVITIES HAVE BEEN COMPLETED
AND THAT  DISTURBED AREAS ARE STABILIZED BY A UNIFORM PERENNIAL VEGETATIVE COVER
WITH 70% OF THE EXPECTED FINAL DENSITY, AND THAT ALL PERMANENT PAVEMENTS HAVE BEEN
INSTALLED.  ALL TEMPORARY BMP'S SHALL BE REMOVED, DITCHES STABILIZED, AND SEDIMENT
SHALL BE REMOVED FROM PERMANENT CONVEYANCES AND SEDIMENTATION BASINS IN ORDER
TO RETURN THE POND TO DESIGN CAPACITY.

23. RESPONSIBILITIES
A. THE OWNER MUST IDENTIFY A PERSON WHO WILL OVERSEE THE SWPPP IMPLEMENTATION

AND THE PERSON RESPONSIBLE FOR INSPECTION AND MAINTENANCE:
CONTACT:    __________________________________

  COMPANY:    __________________________________
PHONE:    __________________________________

B. THE OWNER MUST IDENTIFY THE A PERSON WHO WILL BE RESPONSIBLE FOR LONG TERM
OPERATIONS AND MAINTENANCE OF THE PERMANENT STORMWATER MANAGEMENT
SYSTEM:

CONTACT: __________________________________
COMPANY:    __________________________________
PHONE:    __________________________________

24. THE WATERSHED DISTRICT OR THE CITY MAY HAVE REQUIREMENTS FOR INSPECTIONS OR
AS-BUILT DRAWINGS VERIFYING PROPER CONSTRUCTION OF THE BMPS.

SWPPP NOTES

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.
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LAND USE APPLICATION

BID PACKAGE #1

Nicholas M. Mannel - PE

of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F

BENCHMARKS
TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

SEE SHEET C4-2

UTILITY PLAN NOTES
1.  ALL SANITARY SEWER, STORM SEWER AND WATERMAIN UTILITIES SHALL BE
FURNISHED AND    INSTALLED PER THE REQUIREMENTS OF THE SPECIFICATIONS,
THE CITY AND THE STANDARD    UTILITIES SPECIFICATION OF THE CITY ENGINEERS
ASSOCIATION OF MINNESOTA (CEAM), 1999 EDITION.

2. SEE DETAIL SHEET AND THE CONTRACT SPECIFICATIONS FOR SPECIFIC UTILITY
DETAILS.

3. ALL CONNECTIONS TO EXISTING UTILITIES SHALL BE PERFORMED PER THE
REQUIREMENTS OF THE    CITY. THE CITY DEPARTMENT OF ENGINEERING AND
BUILDING INSPECTIONS DEPARTMENT AND THE CONSTRUCTION ENGINEER MUST
BE NOTIFIED AT LEAST 48 HOURS PRIOR TO ANY WORK    WITHIN THE PUBLIC
RIGHT OF WAY, OR WORK IMPACTING PUBLIC UTILITIES.

4. THE CONTRACTOR SHALL NOTIFY GOPHER STATE ONE CALL AT 651-454-0002
AT LEAST 48 HOURS PRIOR TO PERFORMING ANY EXCAVATION OR UNDERGROUND
WORK.

5. THE CONTRACTOR SHALL FIELD ADJUST WATERMAIN TO AVOID CONFLICTS
WITH SANITARY SEWER,    STORM SEWER, AND SERVICES AS REQUIRED.

6. ALL STREET REPAIRS AND PATCHING SHALL BE PERFORMED PER THE
REQUIREMENTS OF THE CITY.   ALL TRAFFIC CONTROL SHALL BE PROVIDED BY THE
CONTRACTOR AND SHALL BE ESTABLISHED PER   THE REQUIREMENTS OF THE
MINNESOTA MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MMUTCD)   AND
THE CITY. THIS SHALL INCLUDE ALL SIGNAGE, BARRICADES, FLASHERS AND
FLAGGERS AS   NEEDED. ALL PUBLIC STREETS SHALL BE OPEN TO TRAFFIC AT ALL
TIMES. NO ROAD CLOSURES   SHALL BE PERMITTED WITHOUT THE EXPRESSED
AUTHORITY OF OF THE CITY.

7. ALL UTILITY PIPE BEDDING SHALL BE COMPACTED SAND OR FINE GRANULAR
MATERIAL PER THE    REQUIREMENTS OF THE CITY.  ALL COMPACTION SHALL BE
PERFORMED PER THE REQUIREMENTS    OF THE CEAM SPECIFICATION.

8. ADJUST ALL EXISTING STRUCTURES, BOTH PUBLIC AND PRIVATE TO THE
PROPOSED GRADES WHERE    DISTURBED AND COMPLY WITH ALL REQUIREMENTS
OF THE UTILITY OWNERS. STRUCTURES BEING    RESET TO PAVED AREAS MUST MEET
OWNERS REQUIREMENTS FOR TRAFFIC LOADING.

9. MAINTAIN 8 FEET OF COVER OVER ALL WATERMAINS AND SERVICES.

10. GROUNDWATER WAS ENCOUNTERED BETWEEN 30' - 36' IN DEPTH.

11. 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@MINNEAPOOLISMN.GOV)

12. 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.

13. PROPOSED PIPE MATERIALS:
STORM SEWER      ALUMINZED TYPE 2 CSP 72" DIAMETER

STORM SEWER ALUMINIZED TYPE 2 CSP 12" DIAMETER
OR DUAL WALL HDPE

STORM SEWER RCP 12" DIAMETER

WATER SERVICE DIP CLASS 53 8" DIAMETER

SANITARY SERVICE VCP 8" DIAMETER

WARNING:
THE CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING FOR LOCATIONS OF ALL
EXISTING UTILITIES. THEY SHALL COOPERATE WITH ALL UTILITY COMPANIES IN
MAINTAINING THEIR SERVICE AND / OR RELOCATION OF LINES.

THE CONTRACTOR SHALL CONTACT GOPHER STATE ONE CALL AT 651-454-0002 AT
LEAST 48 HOURS IN ADVANCE FOR THE LOCATIONS OF ALL UNDERGROUND WIRES,
CABLES, CONDUITS, PIPES, MANHOLES, VALVES OR OTHER BURIED STRUCTURES BEFORE
DIGGING. THE CONTRACTOR SHALL REPAIR OR REPLACE THE ABOVE WHEN DAMAGED
DURING CONSTRUCTION AT NO COST TO THE OWNER.
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LAND USE APPLICATION

BID PACKAGE #1

Nicholas M. Mannel - PE

of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F

BENCHMARKS
TOP NUT HYDRANT ALONG NORTHWEST
SIDE OF 3RD AVE. N.,
ELEVATION = 841.21 (NGVD1929)

MINNEAPOLIS SURVEY MONUMENT:
CENTER OF 2ND AVE. N. AND 4TH ST. N.
ELEVATION = 848.98 (NGVD1929)

SEE SHEET C4-1

UTILITY PLAN NOTES
1.  ALL SANITARY SEWER, STORM SEWER AND WATERMAIN UTILITIES SHALL BE
FURNISHED AND    INSTALLED PER THE REQUIREMENTS OF THE SPECIFICATIONS,
THE CITY AND THE STANDARD    UTILITIES SPECIFICATION OF THE CITY ENGINEERS
ASSOCIATION OF MINNESOTA (CEAM), 1999 EDITION.

2. SEE DETAIL SHEET AND THE CONTRACT SPECIFICATIONS FOR SPECIFIC UTILITY
DETAILS.

3. ALL CONNECTIONS TO EXISTING UTILITIES SHALL BE PERFORMED PER THE
REQUIREMENTS OF THE    CITY. THE CITY DEPARTMENT OF ENGINEERING AND
BUILDING INSPECTIONS DEPARTMENT AND THE CONSTRUCTION ENGINEER MUST
BE NOTIFIED AT LEAST 48 HOURS PRIOR TO ANY WORK    WITHIN THE PUBLIC
RIGHT OF WAY, OR WORK IMPACTING PUBLIC UTILITIES.

4. THE CONTRACTOR SHALL NOTIFY GOPHER STATE ONE CALL AT 651-454-0002
AT LEAST 48 HOURS PRIOR TO PERFORMING ANY EXCAVATION OR UNDERGROUND
WORK.

5. THE CONTRACTOR SHALL FIELD ADJUST WATERMAIN TO AVOID CONFLICTS
WITH SANITARY SEWER,    STORM SEWER, AND SERVICES AS REQUIRED.

6. ALL STREET REPAIRS AND PATCHING SHALL BE PERFORMED PER THE
REQUIREMENTS OF THE CITY.   ALL TRAFFIC CONTROL SHALL BE PROVIDED BY THE
CONTRACTOR AND SHALL BE ESTABLISHED PER   THE REQUIREMENTS OF THE
MINNESOTA MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MMUTCD)   AND
THE CITY. THIS SHALL INCLUDE ALL SIGNAGE, BARRICADES, FLASHERS AND
FLAGGERS AS   NEEDED. ALL PUBLIC STREETS SHALL BE OPEN TO TRAFFIC AT ALL
TIMES. NO ROAD CLOSURES   SHALL BE PERMITTED WITHOUT THE EXPRESSED
AUTHORITY OF OF THE CITY.

7. ALL UTILITY PIPE BEDDING SHALL BE COMPACTED SAND OR FINE GRANULAR
MATERIAL PER THE    REQUIREMENTS OF THE CITY.  ALL COMPACTION SHALL BE
PERFORMED PER THE REQUIREMENTS    OF THE CEAM SPECIFICATION.

8. ADJUST ALL EXISTING STRUCTURES, BOTH PUBLIC AND PRIVATE TO THE
PROPOSED GRADES WHERE    DISTURBED AND COMPLY WITH ALL REQUIREMENTS
OF THE UTILITY OWNERS. STRUCTURES BEING    RESET TO PAVED AREAS MUST MEET
OWNERS REQUIREMENTS FOR TRAFFIC LOADING.

9. MAINTAIN 8 FEET OF COVER OVER ALL WATERMAINS AND SERVICES.

10. GROUNDWATER WAS ENCOUNTERED BETWEEN 30' - 36' IN DEPTH.

11. 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@MINNEAPOOLISMN.GOV)

12. 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.

13. PROPOSED PIPE MATERIALS:
STORM SEWER      ALUMINZED TYPE 2 CSP 72" DIAMETER

STORM SEWER ALUMINIZED TYPE 2 CSP 12" DIAMETER
OR DUAL WALL HDPE

STORM SEWER RCP 12" DIAMETER

WATER SERVICE DIP CLASS 53 8" DIAMETER

SANITARY SERVICE VCP 8" DIAMETER

C4.2
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of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F
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of the State of Minnesota.

I hereby certify that this plan, specification or report was
prepared by me or under my direct supervision and that

I am a duly Licensed Professional Engineer under the laws

45861
License No. Date

02/27/15

Landscape Architecture     Environmental
Planning     Civil Engineering     Land Surveying

7200 Hemlock Lane - Suite 300
Maple Grove, MN 55369

Telephone: (763) 424-5505
www.LoucksAssociates.com

Loucks Project #14019F

4" 4,000 PSI TYPE I CONCRETE

FINISHED GRADE

CONCRETE PAVEMENT SECTIONS
SCALE:  N/A

6" COMPACTED CLASS V
AGGREGATE BASE

6" 4,000 PSI TYPE I CONCRETE

FINISHED GRADE

CONCRETE SIDEWALK

CONCRETE PAVEMENT

4" COMPACTED CLASS V
AGGREGATE BASE

EXISTING GROUND
COMPACTED SUBGRADE

EXISTING GROUND
COMPACTED SUBGRADE

PAVEMENT SECTION
SCALE:  N/A

TYP. BITUMINOUS

1.5" BIT. WEARING COURSE, CERTIFIED PLANT
MN/DOT SPEC. 2360 MVWE35035

TACK COAT, MnDOT SPEC. 2357

2" BIT. BASE COURSE, CERTIFIED PLANT MN/DOT
SPEC. 2360 MVNW35035

8" CLASS V AGGREGATE BASE

FINISHED GRADE

BIT. SECTION

EXISTING GROUND/COMPACTED SUBGRADE

WHEELCHAIR SYMBOL
SCALE:  N/A

67.5˚

10" DIAMETER

ALL LINES 5" WIDE

PROVIDE PAINTED
WHEELCHAIR SYMBOL AT
EACH DESIGNATED
HANDICAP PARKING
STALL. CENTER SYMBOL
IN STALL.





12"

5" 5"
2.8"2.8"

3.1"

0.5"

18
"

0.5"

0.5"

0.5"
0.5"

0.5"

1"

0.5"

1"

0.5"
0.5"

0.5"

1"

1"

1"
1"

1 1/2"R

1"
6.

5"

SIGN R7-8A

REDUCE SPACING 50%
SEE APPENDIX "E" FOR SYMBOL PROPORTIONS

BACKGROUND - BLUE
WHITE SYMBOL ON BLUE BACKGROUND
LEGEND AND BORDER - WHITE
COLORS:

NOTE: SIGNAGE REQUIREMENTS
VARY: VERIFY        ALL DIMENSIONS,
COLOR, AND MOUNTING
HEIGHTS, ETC. WITH LOCAL AND
STATE        AUTHORITIES.

HANDICAP SIGNS
SCALE:  N/A

PLAN

ELEVATION

3"-4"

STRAW BALES SHALL BE STAKED
WITH TWO WOOD (2"x2") OR

STRAW BALES SHALL BE TRENCHED
INTO THE SOIL 3"-4".

DIRECTION
OF FLOW

STEEL (FENCE POST OR #8 REBAR)
STAKES.

12" MIN.

TWINE GROUND LINE

BIOLOG
SCALE:  N/A

3/4" TO 1-1/2"

SAND BEDDING
DETAIL FOR HDPE PIPE

12
" 

M
IN

,
TY

PI
C

A
L

SAND SHALL CONFORM
WITH MN/DOT SPEC. 3149

SPRING LINE

COMPACTED SAND OR 3/4"
TO 1-1/2" CLEAR ROCK  (AS
DIRECTED)

STABLE OR DRY
CONDITIONS

IF PIPE SPRING LINE IS LESS THAN 48"
BELOW FINISHED GRADE, PLACE
GRANULAR MATERIAL UNDER PIPE TO A
MINIMUM OF 48" BELOW FINISHED GRADE.

USE AS MUCH ROCK AS
NECESSARY TO STABLILIZE

SPRING LINE

UNSTABLE OR WET
CONDITIONS

RCP
PIPE

RCP
PIPE

SAND SHALL CONFORM
WITH MN/DOT SPEC.
3149.2B2

MIN 4" OF BEDDING

12" MIN
OVER PIPE

COMPACTED
SAND

HDPE
PIPE

PIPE BEDDING
SCALE:  N/A

STORM SEWER












 




VARIES

VARIES

12" PIPE

12" RCP

5-3/4" 5-3/4"

16"

2-
1/

2"
18

"

7"

NOTE:

VARIES

NEENAH 3701 OR EQUAL
LIFT OFF HOOD

TYPICAL SNOUT HOOD DETAIL

SEE STORM SEWER SCHEDULE
FOR STRUCTURES WITH SNOUT HOODS.

UNDERGROUND INFILTRATION SYSTEM 1 (NORTH SYSTEM) TYPICAL SECTION
SCALE:  N/A

INSTALL CMP PIPE PER AASHTO M-36,
AASHTO SECTION 12

72" PERFORATED
CMP PIPE

CONTECH C-41 NON-WOVEN GEOTEXTILE REQUIRED,
WRAPPING ON THE TRENCH

12"

6"

6"

819.5

820.0

826.5

826.0

CONTECH C-41 NON-WOVEN GEOTEXTILE REQUIRED,
WRAPPING ON THE TRENCH

819.0

819.5

826.0

825.5

72" PERFORATED
CMP PIPE

72" PERFORATED
CMP PIPE12"

6"

6"

36"
FREE DRAINING ANGULAR WASHED STONE NON
LIMESTONE/CARBONATE MATERIAL 3/8" MIN.
PARTICLE SIZE. COMPACT TO MIN. 90% STANDARD
DENSITY PER AASHTO T-99FREE DRAINING ANGULAR WASHED STONE NON

LIMESTONE/CARBONATE MATERIAL 3/8" MIN.
PARTICLE SIZE. COMPACT TO MIN. 90% STANDARD
DENSITY PER AASHTO T-99

INSTALL CMP PIPE PER ASSHTO M-36,
AASHTO SECTION 12

(CONTRACTOR TO PROVIDE SHOP DRAWINGS FOR REVIEW)
(CONTRACTOR TO PROVIDE SHOP DRAWINGS FOR REVIEW)

UNDERGROUND INFILTRATION SYSTEM 2 (SOUTH SYSTEM) TYPICAL SECTION
SCALE:  N/A

12"

6" INFI-SHIELD
EXTERNAL GATOR
WRAP TYPICAL ALL
BARRELL JOINTS

BENCH
SLOPE

SHORT (2' MAX.), INSIDE DROPS FOR
EXISTING MANHOLES ONLY.  NOT FOR

NEW CONSTRUCTION SEE DETAIL SANI-5.

DRAWN 12/2012

LOUCKS PLATE NO.

SANI-4STANDARD DROP
MANHOLE #1

SEE SANI-3 FOR TOP
SECTION DETAIL

STEPS 16" O.C. ON
DOWNSTREAM SIDE

48"
D.I.P.

D.I.P.
D.I.P. TEE

RUBBER GASKETS BETWEEN EACH
JOINT OF MANHOLE SECTION.

USE COMMERCIAL ADAPTER

5' MINIMUM OF
UNDISTURBED EARTH.

PLACE CONCRETE BLOCK IN THIS AREA
IF A FERNCO ADAPTER IS USED.

STAINLESS STEEL WM SLEEVE ALSO
ACCEPTABLE OR APPROVED EQUAL.

CONCRETE ENCASEMENT
(HORSESHOES FILLED WITH
WET CONCRETE)

SLOPE 2"/FOOT

A

B

A

B

SECTION B-B

SECTION A-A

C8.2

30 MIL PVC LINER
(NORTH SYSTEM ONLY)

PROPOSED BUILDING
FOUNDATION

PROPOSED BUILDING
DRAINTILE

EXTEND 30 MIL PVC LINER 2 LF BELOW BOTTOM OF
PROPOSED BUILDING FOUNDATION DRAINTILE
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