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LAND USE APPLICATION SUMMARY 

Property Location: 100 Washington Avenue South 

Project Name:  100 Washington Square Addition and Plaza Improvements 

Prepared By: Lisa Steiner, City Planner, (612) 673-3950 

Applicant: Shorenstein Realty Services 

Project Contact:  Jason Stiefel, Shea Architects 

Request:  To enclose a portion of the existing open-air first floor, reconstruct the plaza 
area, and install a new sign. 

Required Applications: 

Variance  
Of the plaza development standards to reduce required seating and the 

required number of trash receptacles. 

Variance To increase the maximum allowed area of a freestanding sign. 

Site Plan Review For an approximately 4,000 square foot addition. 

SITE DATA 

Existing Zoning 
B4-1 Downtown Business District 

DP Downtown Parking Overlay District 

Lot Area 109,219 square feet / 2.51 acres 

Ward 3 

Neighborhood Downtown West 

Designated Future 
Land Use 

Commercial 

Land Use Features Commercial Corridor (Washington Avenue) 

Small Area Plan Downtown 2010 (1995) 

 

  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #9 

July 6, 2015 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property comprises an entire block in 

Downtown bound by Washington Avenue, Marquette Avenue, 2nd Street South, and 2nd Avenue South. 

The existing building was constructed in 1979-1981 and was designed by architect Minoru Yamasaki. His 

other works include the Northwestern National Life Building, which is across Marquette from the 

subject building and was constructed in 1964. Yamasaki’s work is well known nationally; he was the 

architect of the World Trade Center towers which stood in New York City.  

The subject building is a 22-story office tower. The design of the building is such that the first floor 

essentially sits on four stilts with a small lobby core at the center of the building. The bulk of the building 

envelope does not begin until approximately 40 feet above ground, which creates an expansive plaza 

area beneath the building itself. Planter walls wrap the perimeter of the building and concrete planters 

are currently situated at each corner of the building. A large landscaped area separates the building from 

its associated surface parking lot and covers the underground parking garage. A skyway spans across 

Washington Avenue through the open portion of this building and over to the adjacent building across 

2nd Street South.  

A 2011 Historic Resources Inventory prepared for the City identified the subject building as potentially 

eligible for historic designation. The inventory report noted that it appears to possess significance but 

the survey did not recommend intensive-level research to determine eligibility of the property until the 

building reaches 50 years of age (2029). The survey did recommend this property be intensively 

surveyed and researched as a contributing resource to a potential Gateway area historic district. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The property to the northwest, 

formerly known as the Northwestern National Life Building, occupies nearly two city blocks. A surface 

parking lot for that building fronts along Marquette Avenue. Three large 20-30 story multi-family 

buildings are located to the north of the subject property, each with associated parking lots and 

accompanying green space. Second Street South, directly north of the building, was vacated around 1980 

but still looks and functions as if it were a public street along the subject block face.  East of the 

property is the Federal Office Building; its associated surface parking lot fronts along 2nd Avenue South. 

Across Washington Avenue is another high-rise multi-family building and an office building built in a 

similar style to the subject building. The former Federal Reserve Bank building (now Marquette Plaza) is 

located diagonally across Marquette Avenue and Washington Avenue S from the subject building. This 

building was designed similarly to the subject building until the first floor was enclosed in the early 

2000s.  

PROJECT DESCRIPTION. The applicant is proposing to enclose an approximately 4,000 square foot 

portion of the open air first floor area, extending the first floor of the building out towards Washington 

Avenue S and expanding the size of the lobby. Due to a need to waterproof the entire site (with the 

exception of the surface parking area), the applicant is proposing to remove all surface materials from 

the existing plaza area, update the waterproofing features below, and install new plaza surface materials 

while also updating the plaza amenities. Also proposed is a new monument sign which is 120 square feet 

in area and is approximately 5 feet 7 inches in height.  

RELATED APPROVALS. The applicant received Preliminary Development Review approval for 

waterproofing upgrades to the landscaped portion of the site between the parking lot and the building. 

All existing trees and landscaping were removed in this portion of the site in order to upgrade the 

waterproofing for the structure below. (See recent photos in the appendix).  
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PUBLIC COMMENTS. No public comments were received as of the writing of this report. Any 

correspondence received prior to the public meeting will be forwarded on to the Planning Commission 

for consideration.  

ANALYSIS 

VARIANCE 

The Department of Community Planning and Economic Development has analyzed the application for a 

variance of the plaza development standards to reduce required seating and required number of trash 
receptacles 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. 

Seating:  One linear foot of seating is required for each 50 square feet of plaza area. To comply 

with the plaza development standards, 857 linear feet of seating is required for the proposed plaza, 

including at least 171 linear feet of fixed seating and 171 linear feet of seating with backs. The 

applicant is proposing to install 221 linear feet of seating on the site, including 75 linear feet of fixed 

seating and 146 linear feet of seating with backs. All of the seating proposed by the applicant is 

installed below the building, with the exception of informal seating along some of the planter walls. 

There is almost no seating in the plaza area between the public sidewalk and the building. 

Staff finds that there are practical difficulties in fully complying with the ordinance due to the unique 

design of the building, which has about 40 percent of its plaza area located directly below the 

building. A more typically designed office building in Downtown would not have this plaza area 

under the building. While there are practical difficulties in complying with the full seating 

requirement, the plaza area is still very large and could practically accommodate significantly more 

seating than is proposed by the applicant. If the area interior to the existing planter walls that wrap 

the perimeter of the building were not taken into account, the plaza area would be reduced to 

16,032 square feet. Under that scenario, the seating requirement would be 321 linear feet.  

Staff is recommending that at least 321 linear feet of seating be incorporated on the plaza area. 

Further, seating is encouraged be added in sidewalk level areas along Washington Avenue S and 2nd 

Avenue South which faces outward toward the street to increase natural surveillance and visibility. 

Additional seating is also encouraged to be incorporated in the area near the main pedestrian route 

into the plaza area on Marquette Avenue. With the recommended condition of approval, the 

applicant is not required to comply fully with the ordinance, but an adequate amount of seating for 

the large plaza area outside of the building and planter wall envelope would still be provided. 

Trash receptacles: One trash and recycling receptacle is required for each 2,000 square feet of 

plaza area. Based on the size of the plaza, 22 receptacles would be required on the plaza area. The 

applicant is proposing 4 receptacles. 22 receptacles on the plaza would be impractical in terms of 

maintenance and likely would not be necessary. There are practical difficulties in complying with the 

ordinance as the large size of the plaza skews the calculation for trash receptacles to an impractical 

level.  

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. 

Seating:  The comprehensive plan, particularly the urban design policies, encourage development 

that provides functional and attractive gathering spaces, including the creation of new plazas that 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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meet design and maintenance standards relating to seating, lighting, and other amenities. Although 

this plaza is of a significant size, the standard is in place so that an appropriate amount of seating is 

provided throughout the plaza area. The standard is based on plaza size so that adequate seating is 

provided for a large or small plaza. The adopted standards governing plazas are established to 

promote year-round gathering places designed to enhance pedestrian access, interaction and 

visibility, reinforce public spaces, create community identity, promote public safety, and visually 

enhance development.  Abundant, well-designed, and comfortable seating is one of the most critical 

elements of plaza design.  

Understanding the unique nature of the design of the building, it is reasonable to reduce the amount 

of required seating.  Calculating seating based only on the plaza area that is outside of the building 

envelope and main existing planter wall perimeter reduces the requirement from 857 linear feet to 

321 linear feet.   Staff is recommending a minimum of 321 linear feet of seating as a condition of 

approval.  Of that, at least twenty percent of this should be seating with backs and twenty percent 

should be fixed seating. A portion of this seating could be movable chairs and tables if the applicant 

does not desire to install all permanent seating. Additional seating is encouraged to be incorporated 

near the three identified pedestrian routes identified on the site plan submitted. This reduced 

requirement is reasonable and would be in keeping with the spirit and intent of the ordinance and 

the comprehensive plan. 

Trash receptacles: The applicant is proposing 4 trash receptacles for the site. This is a reasonable 

number of receptacles for this plaza as there are two entries to the building and two primary seating 

areas below the building. This is adequate for the use and is in keeping with the spirit and intent of 

the ordinance and the comprehensive plan.  

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

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

Seating:  Reducing the required amount of seating on the plaza would not alter the essential 

character of the locality or be injurious to the use or enjoyment of other property in the vicinity.  

However, not incorporating adequate seating on a proposed plaza would be detrimental to the 

health, safety, and welfare of the general public and of those using the property, as the plaza would 

be underutilized. A condition of approval requiring 321 linear feet of seating will ensure that the 

variance will not be detrimental to those utilizing the property or nearby properties.  

Trash receptacles: Varying the amount of trash receptacles from the 22 required to the 4 

proposed 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. 

VARIANCE 

The Department of Community Planning and Economic Development has analyzed the application for a 

variance to increase the maximum size of a freestanding sign from 32 square feet to 120 square feet 
based on the following findings: 

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

The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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The applicant is proposing a freestanding monument sign which is 120 square feet in area. In the 

Downtown districts, the maximum permitted area of a freestanding sign is 32 square feet. There are 

no unique circumstances that require the sign to be larger than 32 square feet. The property has 

adequate visibility to both pedestrian and vehicular traffic from several directions and does not 

necessitate a larger than normal sign because of any unique identification needs. There are many 

other options for signage permitted by the zoning code, including wall signs, projecting signs, and 

roof signs, among others. The maximum area for a wall sign would be 120 square feet and the 

maximum area for a projecting sign would be 48 square feet. Practical difficulties do not existing in 

complying with the ordinance because of circumstances unique to the property.  

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. 

Staff does not find the proposal to install a 120 square foot freestanding sign to be reasonable. There 

are multiple reasonable alternatives for identification of the building that would be permitted by the 

zoning code. Regulations governing on-premises signs are established to allow effective signage 

appropriate to the planned character of each zoning district, to promote an attractive environment 

by minimizing visual clutter and confusion, to minimize adverse effects on nearby property, and to 

protect the public health, safety and welfare. Urban design policies in the comprehensive plan 

include promoting an attractive environment by minimizing visual clutter and confusion caused by a 

proliferation of signage. Effective signage can be reasonably achieved for this building while complying 

with the zoning code sign regulations. 

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 regulation that restricts the maximum area of a freestanding sign applies to all properties in 

Downtown districts. Similarly scaled office buildings, also with large plazas and setbacks, are subject 

to the same restriction. No unique circumstances necessitate a larger freestanding monument sign 

than allowed by the zoning code. The character of the immediate area surrounding the proposed 

sign is intended to be pedestrian-oriented, particularly considering the plaza improvements 

proposed.  

Additional Standards for Sign Adjustments 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when 

considering an adjustment to the number, type, height, area, or location of allowed signs on property 
located in an OR2 or OR3 District or a commercial, downtown, or industrial district: 

4. The sign adjustment will not significantly increase or lead to sign clutter in the area or result in a sign that is 

inconsistent with the purpose of the zoning district in which the property is located. 

Granting the variance would allow a freestanding sign which is nearly four times the size of that 

normally allowed in the Downtown zoning districts. The size of the sign would not be pedestrian 

scaled and would serve as a barrier separating the main plaza area from Washington Avenue. 

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

The sign adjustment is not necessary to allow a sign that relates to the character of the building. The 

proposed sign is 120 square feet in area with a large base, making the entire sign structure including 

the base nearly 5 feet 7 inches tall and over 50 feet wide. A freestanding sign that is 32 square feet in 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI_ARTVIISIAD_543.510APCR
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area could reasonably relate in size, shape, materials, color, illumination and character to the 

function and architectural character of the property. 

SITE PLAN REVIEW 

The Department of Community Planning and Economic Development has analyzed the application based 
on the required findings and applicable standards in the site plan review chapter: 

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

Building Placement and Design – Requires alternative compliance 

 The placement of the building reinforces the street wall as it places the entrance closer to 

Washington Avenue S than it is currently, better maximizes natural surveillance and visibility, and 

facilitates pedestrian access and circulation.  

 The first floor of a building is required to be within eight feet of its front lot line.  Building walls 

abutting each street on a corner are subject to this requirement.  Along Washington Avenue S, the 

proposed addition would be set back approximately 43 feet. Alternative compliance is required for 

this standard. Along Marquette Avenue and Second Street S, the setback would remain the same as 

it is currently.  

 The area between the building and the front lot line includes landscaping and some informal seating 

on the planter walls.  

 The proposed addition has a principal entrance facing Washington Avenue S.  

 The new addition is almost entirely constructed of structural glass which creates visual interest and 

increases the security of adjacent outdoor spaces by maximizing natural surveillance and visibility.   

 The proposed addition does not have any blank, uninterrupted walls exceeding 25 feet in length. 

 The primary material proposed for the addition is a structural glass wall with tube steel supports, 

which is durable.  

 The rear and side walls of the addition are similar to and compatible with the front.  

 No plain face concrete block is proposed. 

 The principal entrance to the proposed addition and building is clearly defined and emphasized. 

 The window requirement applies only to the proposed addition portion. Due to the unique nature 

of the addition, which would be 40 feet in height but would not be split into separate levels, the 

floors were measured as if they were 3 stories. The minimum window area at the first floor or 

ground level was measured between two (2) and ten (10) feet above the adjacent grade. Minimum 

window area on walls above the first floor was measured between the upper surface of the skyway 

level and 14 feet (one story). The remainder was measured as a partial third story. The addition is 

entirely glass and therefore exceeds the window requirement on all three levels. See Table 2. 

 The ground level of the addition is designed to accommodate active functions.  

 The proposed addition encloses a portion of the building that is currently open-air.  The existing 
building has a flat roof line, common to nearby buildings. 

Table 1. Percentage of Windows Required for Elevations Facing a Public Street, Sidewalk, 

Pathway, or On-Site Parking 

 Code Requirement Proposed 

Washington Avenue Façade  

1st Floor 30% minimum 299 sq. ft. 100% 998 sq. ft. 

2nd Floor (Skyway +14 feet) 10% minimum 444 sq. ft. 100% 1,479 sq. ft. 

3rd Floor (Remainder of addition) 10% minimum 105 sq. ft. 100% 1,050 sq. ft. 

  

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


Department of Community Planning and Economic Development 

BZZ-7172 

 

 

 
7 

Marquette Avenue Façade  

1st Floor 30% minimum 67 sq. ft. 100% 222 sq. ft. 

2nd Floor (Skyway +14 feet) 10% minimum 39 sq. ft. 100% 388 sq. ft. 

3rd Floor (Remainder of addition) 10% minimum 27 sq. ft. 100% 273 sq. ft. 

2nd Avenue Façade  

1st Floor 30% minimum 93 sq. ft. 100% 311 sq. ft. 

2nd Floor (Skyway +14 feet) Not applicable – addition will be attached to existing skyway 

3rd Floor (Remainder of addition) 10% minimum 28 sq. ft. 100% 275 sq. ft. 

 

Access and Circulation – Requires alternative compliance 

 Clear walkways do connect the building entrances with the public sidewalk. However, clear and 

well-lit walkways at least 4 feet in width do not connect the adjacent public sidewalk and the on-

site parking. Although there is an approximately 6-foot walkway along 2nd Street South for access 

to and along the on-site parking area, there are multiple steel railings which interrupt the walkway, 

as well as various on-site light poles, mechanical areaways, and the curbcuts for entering and exiting 

the parking area. This requires alternative compliance. 

 No transit shelters are proposed as part of this development. 

 No changes are proposed to the existing vehicular access to the parking areas on site. Cars enter 

the surface parking area on 2nd Street South through the curbcut closest to 2nd Avenue South. The 

parking area has a one-way drive aisle. Cars exit through the curbcut closer to the Marquette 

Avenue onto 2nd Street South. The underground parking area is accessed from 2nd Avenue South. 

 The proposal for the site modifications reduces the amount of impervious surface area on site.  

Landscaping and Screening – Requires alternative compliance 

 The composition and location of landscaped areas on the site complement the scale of the 

development and the surrounding area. 

 Because this property is located in a Downtown zoning district and contains more than 50,000 

square feet of gross floor area, the property is exempt from the general landscaping and screening 

requirements. The parking and loading landscaping and screening requirements still apply.  

 The on-site parking area is required to be landscaped and screened. Along Marquette and 2nd 

Avenue, a landscaped yard at least seven (7) feet wide and screening at least 3 feet in height and 

not less than sixty (60) percent opaque shall be provided. Screening must consist of either a 

masonry wall, fence, berm or hedge or combination thereof. Also, at least one tree must be 

provided for each 25 linear feet of parking lot frontage. While the applicant is providing an 

adequate number of trees in the existing tree grates, no landscaped yard is proposed. For 

screening, the applicant is proposing to install a vinyl screen-printed panel with a faux-landscaping 

design on the existing steel railings. This does not meet the screening requirements and requires 

alternative compliance.  

 The directly adjacent property along 2nd Street S is a permitted residential use. Where parking 

abuts a permitted residential use, a 7-foot landscaped yard is required. Additionally, the parking 

area must have screening at least 3 feet in height and be at least 95 percent opaque throughout the 

year. Required screening must be satisfied by a decorative fence, a masonry wall, a hedge, or a 

combination thereof. For screening, the applicant is proposing to install a vinyl screen-printed panel 

with a printed faux-landscaping design on the existing steel railings. This does not meet the 

screening requirements and requires alternative compliance. 

 The corners of the parking lot contains mechanical areaways, stairwells, and bicycle parking.   
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 In parking lots of more than 10 spaces, all spaces must be within 50 feet of an on-site deciduous 

tree. 31 of the 58 spaces in the parking area are further than 50 feet from an on-site tree. 

Alternative compliance is required. 

 All areas not occupied by buildings, parking facilities or driveways, walkways, or the proposed plaza 
area will be covered by landscaping. 

Additional Standards – Meets requirements 

 The proposed site plan minimizes the blocking of views of important city elements, minimizes 

shadowing, and minimizes the generation of wind currents. 

 The site plan employs crime prevention through environmental design principles. The building 

addition incorporates an almost entirely glass wall, promoting natural surveillance and maximizing 

opportunities for people to observe adjacent spaces and public sidewalks. Lighting levels provide an 

acceptable level of security. The landscaping plan and plaza plans clearly guide pedestrian movement 

on and through the site. Natural access control is also incorporated.  

 A 2011 Historic Resources Inventory prepared for the City identified this building as potentially 

eligible for historic designation. Since the property is not designated and the modifications 

proposed do not constitute demolition, no heritage preservation review is authorized. However, it 

is important to note that the proposed addition will be a reversible change if removed in the future 
and the integrity of the original structure would not be irreversibly harmed.  

 

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

The proposed use is permitted in the B4-1 Downtown Business District. 

Off-street Parking and Loading – Meets requirements 

 The proposed addition does not increase the parking requirement for the building. In the 

Downtown Districts, there would be no minimum parking requirement for either offices or the 

proposed ground floor coffee shop. The maximum parking requirement for this building would be 

595 parking spaces. The property has 485 parking spaces on site. 

 Thirty bicycle parking spaces are required. Thirty bicycle parking spaces are proposed. 

 Loading facilities include 3 existing spaces in the underground parking garage. Per the off-street 

loading requirements, six large loading spaces would be required for a new office building of this 

size. The property has grandfathered rights for three loading spaces and the proposed addition 
does not increase the loading requirement. 

Building Bulk and Height – Meets requirements 

 The proposed addition infills a 40-foot high portion of the building. Although the footprint of the 

addition is only 3,842 square feet, the increase in gross floor area would be the same as if it were a 

3-story addition, assuming one floor for each 14 feet in height for the measurement.  Therefore, 

this addition increases the building’s gross floor area by 11,526 square feet.  

 The proposal complies with the building bulk and height requirements. See Table 2. 

Table 2. Building Bulk and Height Requirements 

 Code Requirement Proposed 

Lot Area -- 109,219 square feet / 2.51 acres 

Gross Floor Area (GFA) -- 594,959 sq. ft. 

Minimum Floor Area Ratio 

(GFA/Lot Area) 
None 5.44 
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Maximum Floor Area Ratio 
(GFA/Lot Area) 

8.0 5.44 

Maximum Building Height None 332 ft. 

 

Lot Requirements – Not applicable 

Yard Requirements – Not applicable 

 

Signs – Requires variance(s) 

 Signs are subject to Chapter 543 of the Zoning Code.  The applicant is proposing a 120 square foot 

freestanding sign to be placed at the corner of Washington Avenue and Marquette Avenue. The 

sign would be externally illuminated. Staff is recommending denial of the variance. See the variance 
section above for analysis. 

Table 9. Signage Summary 

 
Number 

Allowed/ 

Lot 

Proposed 

Number 

Maximum 

Size 

Allocation 

Maximum 

Area Per 

Sign 

Proposed 

Area 

Maximum 

Allowed 

Height 

Proposed 

Height 

Freestanding 1 1 332 sq. ft.  32 sq. ft.  120 sq. ft. 8 ft. 5 ft. 7 in. 

Refuse Screening – Meets requirements 

 Trash receptacles are located in the underground parking area. 

Screening of Mechanical Equipment – Meets requirements 

 No changes to mechanical equipment are proposed at this time and all mechanical equipment is 
currently adequately screened. 

Lighting – Meets requirements 

 The applicant has submitted a lighting plan which meets the requirements of Section 535.590 of the 

zoning code. While the column uplighting exceeds the maximum lumens, they will be installed 

below grade and therefore will be cutoff to shield the light source from an observer at the closest 

property line of the adjacent residential uses.   

Specific Development Standards – Not applicable 

DP Downtown Parking Overlay District Standards – Meets requirements 

 The Downtown Parking Overlay District standards would prohibit the expansion of the existing 
on-site commercial parking lot. No expansion is proposed. 

Plazas– Requires variance(s) 

 Plazas are subject to the regulations of Chapter 535 Regulations of General Applicability, specifically 

Article XI. Plazas, in the zoning code. Standards for placement, access, natural surveillance and 

visibility, aerial obstructions, surface materials, seating, encroachments and setbacks, plantings, 

additional amenities, lighting, winter use, trash receptacles, mechanical equipment, and maintenance 
are all required to be met: 

o Placement: The plaza extends out to Washington Avenue S, Marquette Avenue, and Second 

Avenue. The proposed addition would have abundant windows to enhance natural 

surveillance and visibility of adjacent spaces and public sidewalks. The placement of the plaza 

enhances interaction with occupants of adjacent buildings and uses as well.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
https://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH535REGEAP_ARTXIPL.html#TOPTITLE


Department of Community Planning and Economic Development 

BZZ-7172 

 

 

 
10 

o Access: The plaza is designed for pedestrian and bicycle access through and around the plaza. 

However, only one entrance from Washington Avenue or 2nd Avenue is provided to the 

plaza area and both are up a set of stairs. The most accessible portion of the plaza from the 

public sidewalk is the corner of the site at Marquette Avenue and Washington Avenue S 

where there is no planter wall. Unobstructed walkways connect the plaza to the two 

entrances of the building.  

o Natural surveillance and visibility:  The reconstructed plaza is designed for opportunities for 

people to observe adjacent spaces and the public sidewalks. 

o Aerial obstructions: Due to the unique design of the building, about 49 percent of the plaza 

area is currently below the building. With the proposed addition, 17,227 square feet or 40 

percent of the plaza would be located below the actual bulk of the building. The plaza 

standards that apply to aerial obstructions require that plazas are unobstructed to the sky 

except for seating, arbors, trellises, kiosks, lighting, water features, public art and 

landscaping.  However, up to 30 percent of the plaza area may include umbrellas, awnings or 

an arcade.  A variance is not required for this standard, however, as the proposed plaza 

does not increase the amount of plaza area that is aerially obstructed.  

o Surface materials: The applicant has indicated that the plaza surfacing will be concrete pavers.  

o Seating:  The total amount of seating required on the plaza is 857 linear feet.  Of that, at 

least 171 linear feet needs to be seating with backs and 171 linear feet needs to be fixed 

seating.  In the area of the plaza near the main entrance on Washington Avenue S, no formal 

seating is proposed, but the existing planter walls function as informal seating when of an 

appropriate ergonomic height. Proposed seating is primarily concentrated in the portion of 

the site between the building and Marquette Avenue, though some additional seating and 

benches are proposed between the building and the landscaped area as well. No seating is 

proposed between the building and 2nd Avenue South. In total, the applicant is proposing 

221 linear feet of seating on the site, including 75 linear feet of fixed seating and 146 linear 

feet of seating with backs. None of this seating is proposed between the planter wall areas 

and the street; it is all interior to the site. A variance is required for this standard. Staff is 

recommending approval of this variance with conditions which require at least 321 linear 

feet of seating be incorporated in the plaza area. Seating is encouraged to be incorporated 

near the three main pedestrian routes identified on the site plan. 

o Encroachments and setbacks:  The plaza would not encroach into the public right-of-way and 

there are no applicable yard requirements. 

o Plantings:  In the identified plaza area, 43 trees would be required. Alternatively, a landscaped 

area equivalent to ten percent of the plaza area can be provided, which in this case would be 

required to be at least 4,286 square feet. The applicant is proposing only 13 trees in the 

plaza area but the bermed lawn and planter areas constitute 4,446 square feet of landscaped 

area, which meets the 10 percent requirement.  

o Additional amenities:  At least 2 additional amenities are required.  From the menu of 

required amenities, the applicant is proposing to install a water feature, one game table (a 

bocce court), and some site stormwater functionality. The applicant has indicated that 

various areas throughout the entire site are designed to provide stormwater infiltration 

including the north planter area, the bermed lawn at the western corner of the site, and the 
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raised planters which wrap the perimeter of the building.  This satisfies the requirements for 

two additional amenities. 

o Lighting:  The applicant has submitted a lighting plan which meets the requirements of 

Section 535.590 of the zoning code. While the column uplighting exceeds the maximum 

lumens, they will be installed below grade and therefore will be cutoff to shield the light 

source from an observer at the closest property line of the adjacent residential uses.   

o Winter use:  With the exception of the portion under the building, the plaza will have access 

to sunlight during all seasons.  The part of the plaza leading to the main entrances would be 

sheltered from the elements due to the design of the building.   

o Trash receptacles:  22 trash and recycling receptacles are required on the plaza area. The 

applicant is providing 4 receptacles. A variance of this standard is required and staff is 

recommending approval of that variance.  

o Mechanical equipment:  No mechanical equipment is proposed within the plaza area. 

o Maintenance:  The plaza will need to be maintained as required. 

 

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

The Minneapolis Plan for Sustainable Growth identifies the site as Commercial on the future land use map. 

With the recommended conditions of approval, the proposed development is consistent with the 

following principles and policies outlined in the comprehensive plan:  

Land Use Policy 1.4: Develop and maintain strong and successful commercial and 

mixed use areas with a wide range of character and functions to serve the needs of 

current and future users. 

1.4.4 Continue to encourage principles of traditional urban design including site layout that 

screens off-street parking and loading, buildings that reinforce the street wall, principal 

entrances that face the public sidewalks, and windows that provide “eyes on the 

street”. 

Urban Design Policy 10.10: Support urban design standards that emphasize a 

traditional urban form in commercial areas. 

10.10.3 Enhance pedestrian and transit-oriented commercial districts with street furniture, 

street plantings, plazas, water features, public art and improved transit and pedestrian 

and bicycle amenities. 

Urban Design Policy 10.14: Encourage development that provides functional and 

attractive gathering spaces. 

10.14.3 Encourage the creation of new parks and plazas. 

10.14.6 Develop public plaza standards that give specific guidance on preferred design and 

maintenance of seating, lighting, landscaping and other amenities utilizing climate 

sensitive design principles. 

Urban Design Policy 10.16: Design streets and sidewalks to ensure safety, pedestrian 

comfort and aesthetic appeal.  

http://www.ci.minneapolis.mn.us/cped/planning/cped_comp_plan_2030
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10.16.2 Provide streetscape amenities, including street furniture, trees, and landscaping, that 

buffer pedestrians from auto traffic, parking areas, and winter elements. 

10.16.3 Integrate placement of street furniture and fixtures, including landscaping and lighting, 

to serve a function and not obstruct pedestrian pathways and pedestrian flows. 

10.16.4 Employ pedestrian-friendly features along streets, including street trees and 

landscaped boulevards that add interest and beauty while also managing storm water, 

appropriate lane widths, raised intersections, and high-visibility crosswalks. 

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

10.18.1 Require that parking lots meet or exceed the landscaping and screening requirements 

of the zoning code, especially along transit corridors, adjacent to residential areas, and 

areas of transition between land uses. 

10.18.2 Parking lots should maintain the existing street face in developed areas and establish 

them in undeveloped areas through the use of fencing, walls, landscaping or a 

combination thereof along property lines. 

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

10.18.4 Provide walkways within parking lots in order to guide pedestrians through the site. 

Urban Design Policy 10.19: Landscaping is encouraged in order to complement the 

scale of the site and its surroundings, enhance the built environment, create and define 

public and private spaces, buffer and screen, incorporate crime prevention principles, 

and provide shade, aesthetic appeal, and environmental benefits. 

10.19.1 In general, larger, well-placed, contiguous planting areas that create and define public 

and private spaces shall be preferred to smaller, disconnected areas. 

With the recommended conditions of approval related to screening of the parking area and additional 

seating on the plaza area, the proposal will meet the above policies in the comprehensive plan. 

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

Council. 

The site is within the study area of the Downtown 2010 plan. Staff finds the proposal to be in 

conformance with applicable plans and objectives.  

5. Alternative compliance. 

The Planning Commission or zoning administrator may approve alternatives to any site plan review 

requirement upon finding that the project meets one of three criteria required for alternative 
compliance. Alternative compliance is requested for the following requirements: 

 Building placement.  

 

The first floor building wall is required to be located not more than 8 feet from the lot lines 

adjacent to the public sidewalk. The proposed addition will have a 43 foot setback along 

Washington Avenue S where there is currently a 60 foot setback. The setback is partially an 

existing condition and complying with the standard would be impractical as it would require 

removal of the planter walls which contribute to the unique character of the building. The 

increased setback also allows for additional plaza area. Staff recommends that the Planning 

Commission grant alternative compliance for this standard.  

 

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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 Pedestrian access.   

 

At least 4-foot wide clear and well-lighted walkways are required in order to connect building 

entrances to the adjacent public sidewalk and to any parking facilities located on the site. There is 

no public sidewalk along 2nd Street South because the street was vacated in the 1980s. Although 

there is an approximately 6-foot walkway along 2nd Street South for access to and along the on-site 

parking area, there are multiple steel railings which interrupt the walkway, as well as various on-site 

light poles, mechanical areaways, and the curbcuts for entering and exiting the parking area. This is 

not a clear walkway. Staff does not find that the alternative proposed, which includes retaining the 

steel railings and adding vinyl mesh screening, thereby retaining the obstructed walkway, meets the 

intent of the standard which aims for clear and unobstructed pedestrian access on the site. Staff 

does not recommend granting alternative compliance and instead recommends a condition of 

approval that requires the removal of all of the steel railings which obstruct on-site pedestrian 

access. It is important to note that one existing skyway support column does exist in this area; it is 

neither proposed to be moved, nor does staff recommend that it be moved, so in this particular 

area the walkway would have to remain only 3 feet in width.  

 

 Parking and loading fronting along a public street, public sidewalk or public pathway. 

 

Along 2nd Avenue South and Marquette Avenue, a landscaped yard at least 7 feet wide with 

screening at least 3 feet tall and 60% opaque is required. The applicant is proposing to install a vinyl 

mesh product screen-printed with faux landscaping on the existing steel railings.  

 

This material is not durable and would not be considered to be a “masonry wall, fence, berm or 

hedge or combination thereof” as required by the site plan review standards. This type of material 

merely gives a false impression of landscaping, is more suited to temporary construction site 

screening, and does not meet the intent of the ordinance. Also, per section 535.430 of the zoning 

code, fences shall be constructed of wood, metal, bricks, masonry or other permanent materials 

designed for permanent fencing. The vinyl mesh banner proposed does not meet the requirements 

for fencing material.  

 

In these areas, the applicant is proposing 3 trees in metal tree grates and there is nearly 16 feet 

between the property line and the parking lot. It is reasonable to require compliance with the 

landscaping and screening requirements in this area. As noted above, the alternative does not meet 

the intent of the chapter. Additional site amenities do not address the adverse effects of the 

alternative. Strict adherence is practical considering there is over 16 feet of available area between 

the parking area and the property line, and 3 trees are proposed in this area. Adopted policy aims 

to minimize the visual impact of automobile parking facilities and the alternative proposed does not 

adequately achieve this. Staff does not recommend granting alternative compliance and instead 

recommends a condition of approval which requires a 7-foot landscaped yard with screening at 

least three feet in height and sixty percent opaque along the parking frontage on Marquette and 2nd 

Avenue, as required by section 530.170. 

 

 Parking and loading abutting or across an alley from a residence or office residence 

district, or any permitted or conditional residential use.  

 

Because the adjacent property to the northeast is a residential use, the parking lot is required to be 

screened along 2nd Street South with 7-foot landscaped yard and screening at least 3 feet in height 

which is 95 percent opaque throughout the year. Required screening must be satisfied by a 
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decorative fence, a masonry wall, a hedge, or a combination thereof. The applicant is proposing to 

install a vinyl screen-printed panel with a faux-landscaping design on the existing steel railings.  

 

As stated above, this type of material is more suited to temporary construction site screening and 

does not meet the intent of the ordinance. Further, it does not meet the zoning code requirements 

for fencing material. Per section 535.430 of the zoning code, fences shall be constructed of wood, 

metal, bricks, masonry or other permanent materials designed for permanent fencing. The existing 

parking lot configuration includes a 25 foot one-way drive aisle; the minimum required drive aisle 

width would be only 20 feet. However, all of the parking spaces are noted to be only 15 feet in 

depth. A standard size parking space is 18 feet in depth. To incorporate the minimum one-way 

drive aisle, and two rows of standard parking spaces, there would not be enough space on the 

property to incorporate both a 4-foot walkway and a 7-foot landscaped yard. Therefore, strict 

adherence is impractical in this circumstance, and staff does recommend granting alternative 

compliance for the width of the landscaped yard.  

 

Additionally, because the screening is triggered by the adjacent residential use, but there is a private 

street which separates the two, staff considers it reasonable that screening be only 60% opaque, as 

would be required if the parking was adjacent to a public street. As stated above, staff is 

recommending that the steel railings which obstruct the walkway be removed. Screening may be 

achieved through ground-level plantings or planter boxes placed either at sidewalk level or at the 

parking area level.  This may require restriping of the north parking spaces.  

 

Staff finds that limited granting of alternative compliance with specific conditions of approval will 

meet the intent of the ordinance, will be consistent with stated comprehensive plan policies to 

reduce the visual impact of automobile parking facilities, will improve pedestrian access, and will 

meet the ordinance requirements. 

 

 Distance to trees.  

 

Although the existing parking configuration does not comply with the site plan review standard that 

all spaces be within 50 feet of an on-site tree, there are a number of trees incorporated throughout 

the site plan. There are 43 trees proposed on the site which exceeds the landscaping requirements 

for the downtown districts, where buildings of this size are exempt from the general landscaping 

requirement. The alternative meets the intent of the site plan review chapter and staff recommends 
granting alternative compliance.  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 

Planning Commission adopt staff findings for the application by Jason Stiefel of Shea Inc. for the property 
located at 100 Washington Avenue South: 

A. Variance of the plaza development standards. 

Recommended motion: Approve the application for a variance of the plaza standards to reduce 

required seating and required number of trash receptacles, subject to the following conditions: 

1. Not less than 321 linear feet of seating shall be incorporated on the plaza area. At least 

twenty percent of this shall be seating with backs and twenty percent shall be fixed seating.  

2. The applicant shall provide the required amenities shown on the site plan, including a water 

feature, game table, and stormwater accommodations. 
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B. Variance to increase the maximum area of a freestanding sign. 

Recommended motion: Deny the application to increase the maximum area of a freestanding 

sign. 

C. Site Plan Review for an addition to an existing building. 

Recommended motion: Approve the application for an approximately 4,000 square foot 

addition, subject to the following conditions: 

1. A seven-foot landscaped yard with screening at least three feet in height and sixty percent 

opaque shall be incorporated along the parking lot frontages on Marquette Avenue and 2nd 

Avenue South, as required by Section 530.170 of the zoning code.  

2. The steel railings which obstruct on-site pedestrian access shall be removed. Screening at 

least three feet in height and sixty percent opaque shall be incorporated along the parking 

lot frontage on 2nd Street South. 

3. CPED staff review and approval of the final site, elevation, lighting, and landscaping plans 

before building permits may be issued. 

4. All site improvements shall be completed by July 6, 2017, unless extended by the Zoning 

Administrator, or the permit may be revoked for non-compliance. 

ATTACHMENTS 

1. Zoning map 

2. PDR report 

3. CPED photos 

4. Written description and findings submitted by applicant 

5. Site plan 

6. Site survey 

7. Plans 

8. Building elevations 

9. Fence screen material detail and specification sheet 

10. Photos provided by applicant 

11. Applicant’s evidence 
12. Correspondence 
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Minneapolis Development Review 
250 South 4th Street 
Room 300 
Minneapolis, MN 55415 

 

*Approved:  You may continue to the next phase of developing your project. 
*Resubmission Required: You cannot move forward or obtain permits until your plans have been resubmitted and approved. 

 

 

Preliminary Development Review Report 
Development Coordinator Assigned: PATRICIA MURZYN 

(612) 673-5827 
patricia.murzyn@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 
3,842 square foot lobby expansion & renovation with a new stair connection to skyway, exterior waterproofing 
repairs throughout the site with new exterior tenant amenities added to plaza area.  

Review Findings (by Discipline) 

 Addressing 
 These plans for the proposed addition, as submitted, meet City of Minneapolis Street Naming and Address 

Standard requirements. No additional addressing required. 

 Business Licensing 
 Continue to work with Patty Murzyn (612-673-5827) concerning a Food Plan Review, SAC determination, 

and any business license application submittal that would be required should a food related business occupy 
any of the of the future retail space 

Status *  Tracking Number: PDR 1001315 
RESUBMISSION 
REQUIRED 

 
Applicant:  SHORENSTEIN REALTY SERVICES LP 

100 WASHINGTON AVE S #1306 
MINNEAPOLIS, MN 55401   

  Site Address: 100 WASHINGTON AVE S 
  Date Submitted: 26-MAY-2015 
  Date Reviewed: 03-JUN-2015 
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 Zoning - Planning 
 The following land use applications have been identified for this proposal: 

 Site Plan Review for a 3,842 square foot addition 
 Administrative Review of a Plaza 
 Variance of the plaza development standards 
 Variance of sign area 

 A land use application has been submitted but is incomplete. An incomplete letter was sent on 5/15/15. The 
application remains incomplete and has not been scheduled for a public hearing. 

 Note that the sign proposed is 150 square feet in area, not 120 square feet as noted. The sign area is 
determined by drawing a rectangle around the outermost dimensions of the sign. (Zoning Code Section 
543.70). The maximum area of monument signs permitted in the Downtown Districts is 32 square feet. 

 The proposal for the screening of the parking area does not meet the site plan review requirements and will 
require approval of alternative compliance by the Planning Commission. Please see Section 530.170 of the 
Zoning Code for the parking and loading landscaping and screening requirements. Please see Section 530.80 
of the Zoning Code to see the findings for approval of alternative compliance from site plan review 
requirements. 

 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. 
 The proposed project does not trigger a Park Dedication review. 

 Fire Safety 
 Maintain fire alarm and fire suppression protection throughout. 

 Right of Way 
 The plan as submitted meets the requirements of the Public Works Right-Of-Way Division. 

 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. 

 Traffic and Parking 
 The plan as submitted meets the requirements of the Public Works Traffic & Parking Services Division. 
 Note to the Applicant:  The default curb-side parking use in Downtown area by parking meter; all other uses 

must be applied for through Traffic & Parking Services.  Minneapolis does not typically provide drop off 
zones per say; however, we have zones that allow this use.  For more information on other uses besides 
meters, contact Shane Morton at 612-673-5517. 

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

Division. 

 Sewer Design 
 Stormwater Management:  Please clearly identify the disturbed area associated with the proposed project.  

The Civil and Surface Plan Note #1 on Sheet C1 indicates a disturbance of 0.98 acres, however it appears that 
an area greater than this is proposed to be disturbed.  It is unclear what the 0.98 acres refers to.  The property 
line on Sheet C1 also does not appear to be accurately depicted. 
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 Please note if the land disturbing activity associated with the project is over 1 acre, the project is subject to the 
stormwater treatment requirements of Chapter 54 of the Minneapolis Code of Ordinances.  Please provide the 
necessary documentation and analysis demonstrating compliance with Chapter 54, including stormwater 
calculations, BMP maintenance plans, etc., if applicable. 

 Please identify the square footages of the existing and proposed impervious areas within the disturbed area. 
 Utility Connections:  Please identify where the existing and proposed storm sewer connections are located. 
 Please include the property boundaries on all of the plan sheets.  All private storm sewer and drain tile must 

be located within the property, with the exception of the private storm connection to the City storm sewer. 
 Substrate and Subdrainage Plan Keyed Note #7 on Sheet A1 does not appear to correlate to the plan view note 

#7 as no CBs are in those locations. 
 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.  

 Environmental Health 
 If the exterior waterproofing requires pressure washing prior to application an abrasive blasting permit must 

be obtained from Environmental Services. Contact Michelle Anderson at 612-673-3508 or 
Michelle.Anderson@Minneapolismn.gov.  The permit application is available on the city webpage at 
http://www.ci.minneapolis.mn.us/environment/permits/environment_sand-blasting.  

 If impacted soil is encountered during site activities call the MN State Duty officer at (615) 649-5451. 
 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. 

 Historical Preservation Committee 
 There is no HPC flag on this property. HPC review is not required at this time. 

 Construction Code Services 
 This plan as submitted meets the Preliminary Development Review requirements for Construction Code 

Services. 
 
 

END OF REPORT
 



CPED photo:
June 5, 2015
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100 Washington Avenue South --- Variance on Exterior Building Sign Size 
 
The applicant is seeking a variance on the proposed building sign size as required by the on-premise 
sign ordinance 543-3. 
 
Per the current on-site premise sign ordinance in the B4-1 district, ‘‘Free standing signs are allowed a 
maximum area of 32 SF per sign and signs attached to the building are allowed a maximum area of 120 
SF per sign’’. Planning staff has determined the proposed building sign to be considered ‘‘freestanding’’ 
so a maximum area of 32 SF is being required. We are suggesting the sign be considered as ‘‘attached 
to the building’’ to allow for a maximum size of 120 SF as currently proposed. 
 
Below is our response to each of the listed variance findings as noted in the Land Use application: 
 

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

 
The existing site is very unique in downtown due to the way the original building was 
designed. The tower is pushed back over 60’-0’’ from the Washington Avenue property line, 
raised several feet from the sidewalk level on most street fronts and elevated 40’-0’’ above the 
plaza to create a large open air circulation space underneath. In addition, the entire site has 
occupied space underground that extends out to face of the raised planter walls along 
Marquette Ave, Washington Ave & 2nd Ave. These existing conditions create limitations when 
trying to integrate new building signage in a location that is visible to the public.  
 
In response to the existing conditions present, we are proposing to place the new monument 
sign in a location close to where it exists today --- on the corner of Marquette and Washington 
Avenue. This sign would be placed on top of a new cast concrete wall, which is an extension of 
the structural planter wall adjacent and building foundation wall below. The sign is designed to 
be functional and identify the building address while acting as an art piece to anchor the street 
corner. The proposed ‘‘100 Washington Square’’ sign will have individually mounted letters for 
enhanced transparency to the site beyond.  
 
We feel that a sign size of 32 SF in this location will not provide sufficient visibility for practical 
way finding purposes and any sign attached to the existing tower will be too far removed from 
the street. Photoshop renderings of the proposed sign onsite have been included with this 
variance for reference and have been identified as Exhibit A & B. 

 
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 requesting the building sign be considered as ‘‘attached to the 
building’’ and not ‘‘free standing’’ in response to the uniqueness of the existing site and 
structure of the building. This interpretation would still be within the established guidelines of 
the signage ordinance.  
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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 proposed variance seeks to enhance the essential character of the site and neighborhood 
by providing a new building sign with a distinct and artistic character while meeting the intent 
of the signage ordinance. Health, safety and welfare conditions are not affected by this variance 
request. 
 

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

 
This sign adjustment request is seeking the approval of a building sign that complies with the 
maximum size allowed by being considered as ‘‘attached to the building’’ so concerns 
regarding sign clutter should not be applicable. The scale of the sign will be further reduced by 
the transparency provided through the individually mounted letters as shown on the attached 
exhibits.   

 
5. The sign adjustment will allow a sign that relates in size, shape, materials, color, illumination 

and character to function and architectural character of the building or property on which the 
sign will be located.   
 
This sign adjustment will meet the requirements noted above through the use of high quality 
and durable materials such as stainless steel, which is being used throughout the site and 
inside the building. The sign is designed to be functional and identify the building address 
while acting as an art piece to anchor the street corner. Illumination will be from uplights in the 
sidewalk that will cast a soft and warm glow across the entire length of the sign. Accent 
uplighting is a site enhancement being proposed that will provide a continuity between 
highlighted elements on the building and site.   
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GARBAGE COLLECTION PLAN:
ALL BUILDING AND SITE TRASH IS COLLECTED
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Exhibit A: 120 SF Exterior Building Sign (Front Face)



100 Washington page 27082.00 June 02 2015

Exhibit B: 120 SF Exterior Building Sign (Back Face)
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100 Washington Avenue South --- Statement on Stormwater Infiltration Onsite 
 
The site is designed to provide stormwater infiltration in multiple pervious areas where new plantings 
are being provided. This includes the following areas: the north planter directly adjacent to the plaza, 
the bermed lawn on the SW corner of the site and the raised planters along Washington Avenue and 2nd 
Avenue. 
 
The north planter has the largest capacity to contain stormwater generated onsite by providing a 
minimum soil depth of 10’’ up to a maximum of 4’-5’’. The north planter includes an overall area just 
under 28,000 SF. Other areas such as the bermed lawn on the SW corner and raised planters along 
Washington Avenue and 2nd Avenue have additional capacity for managing stormwater generated 
onsite. These elements combined provide an additional area just under 4,200 SF. 
 
Planter drains that connect to the storm sewer are provided in all the planting areas in order to manage 
extremely heavy rainfall days but they are not typically needed during normal rainfall conditions. 
Planter details are included on the next three pages to identify the new material assemblies which allow 
for stormwater infiltration and retention onsite.  
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100 Washington Avenue South --- Variance to Reduce Plaza Area Seating Length 
 
The applicant is seeking a variance to reduce the amount plaza area seating length as required by the 
plaza ordinance 535.810, Section 6.  
 
Per the current plaza ordinance, ‘‘A minimum of one (1) linear foot of seating shall be provided for each 
fifty (50) square feet of plaza area, A minimum of twenty (20) percent of the required seating shall 
consist of fixed seating and A minimum of twenty (20) percent of the required seating shall consist of 
seating with backs.’’  
 
The plaza extent of this site as determined by the planning department includes a total area of 42,855 
SF. This amount of area requires a total of 857 LF of seating, including 171 LF being fixed as well as 171 
LF providing a back. This seating calculation appears to be excessive given how much of the plaza area 
will actually be used for seating and other gathering purposes. We are proposing to provide a total 
seating length of 221 LF, which includes 75 LF being fixed as well as 146 LF with backs.  
 
Below is our response to each of the listed variance findings as noted in the Land Use application: 
 

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

 
The existing site is very unique in downtown due to the way the original building was 
designed. The tower is pushed back over 60’-0’’ from the Washington Avenue property line, 
raised several feet from the sidewalk level on most street fronts and elevated 40’-0’’ above the 
plaza to create a large open air circulation space underneath. The plaza extent as determined 
by planning department includes area out to the property line on three sides along Marquette 
Ave, Washington Ave & 2nd Avenue. This perimeter zone includes a substantial amount of 
sidewalk that is not ideal for public gathering purposes because there is no separation between 
public and private space. This sidewalk circulation zone is distorting the plaza seating 
calculations because it includes an area over 11,500 SF, which equates to 230 LF of seating. In 
addition, the perimeter sidewalk zone is bordered by a raised and continuous planter that is a 
structural barrier created in the original design and cannot be easily modified. This planter 
adds an additional 3,765 SF (or 75 LF seating) to the plaza calculations and does not allow for 
the addition of seating since it is designed to only accommodate plantings. The existing site 
does provide a substantial amount of planter walls around the plaza, unfortunately, most of the 
existing design will not meet the city height requirements and cannot be included in the fixed 
seating calculations.   
 
The existing site was not designed to provide any seating and this approach is consistent 
today. The original architect’s concept was to provide an open air plaza that enhances the 
monumental architecture of the building by reducing the human scale. Our design is proposing 
to change course and enhance the site with the following upgrades: A variety of seating 
options, new exterior tenant amenity spaces, distinct focal gardens, native plant species and 
new surface finishes throughout. These new features will bring an energy to the site it has been 
lacking since it was originally constructed.  

 
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. 
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We feel the proposed seating layout as shown on the site plan is meeting the intent of the plaza 
ordinance while taking into consideration the limitations of the existing site and structure of the 
building.  

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

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

 
The proposed variance is intending to meet the requirements of the plaza ordinance in an 
appropriate manner while enhancing the character of the site through the introduction of new 
design elements and tenant gathering spaces not present today. The proposed variance will 
provide enhancements to the health, safety and welfare conditions where applicable 
throughout the site. 

 
 
 
 



100 Washington Ave South - Planter Seating Wall Detail 
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100 Washington Avenue South – Variance to Reduce Quantity of Onsite Trash & Recycling Receptacles 
 
The applicant is seeking a variance to reduce the amount of trash and recycling receptacles onsite as required 
by the plaza ordinance 535.810, Section 12.  
 
Per the current plaza ordinance, “A minimum of one (1) trash receptacle and one (1) recycling receptacle be 
provided for each two thousand (2,000) square feet of plaza area”. The plaza area as determined by our city 
planner includes a total of 42,855 sf. This amount of area would require (22) trash and (22) recycling 
receptacles onsite.  
 
Below is our response to each of the listed variance findings as noted in the Land Use application: 
 

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

 
The trash and recycling receptacle calculation noted above appears to be excessive given how much 
of the plaza area will actually be used for seating and other gathering areas. The existing plaza has 
functioned very efficiently with far less trash and recycling containers and is relatively similar in 
concept to the design being proposed. The architectural site plans identifies the trash and recycling 
receptacle locations we feel is appropriate based on the proposed plaza design. We are suggesting 
(4) trash and (4) recycling receptacles be provided in the locations shown to adequately meet the 
needs of people using the plaza. 

 
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 intent with requesting a variance is to provide a trash and recycling receptacle quantity that will 
adequately serve the needs to people using the plaza while also providing a quantity that facility 
maintenance staff feels in manageable based on current recycling and disposal arrangements.   

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

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

 
The proposed variance will not alter the plaza character in anyway and will provide an overall site 
design that does not clutter the property with excessive trash and recycling receptacles. 

 
 
 
 







Luminaire Schedule

Symbol Qty Label Description Lum. Lumens

18 AA1 - CITY STREET LIGHT - 20FT GARDCO GULLWING G13-3XL-150HPS 12650

4 BBL - BOLLARD HESS SE42B_LED 638

8 FFL1 - COLUMN UPLIGHTS KIM LIGHTING LTV81FF-SP-36L3K 2447

9 FFL2 - 2' LINEAR WALL UPLIGHTS LUMENPULSE LOI HO-24V-24-35K-WW-NO 1614

10 FFL3 - INGRADE SIGNAGE UPLIGHT LUMIERE BOCA 650-RD-10LED3041-12-NSS 294

25 FFL4 - 4' LINEAR WALL UPLIGHTS LUMENPULSE LOI HO-24V-48-35K-WW-NO 1614

35 HHL - PERGOLA PENDANT BESA LIGHTING 7W LED RETROFIT 389

44 DDL - EXISTING CAN LIGHTS LED NEPTUNE NL-LED-95650-730-UNV 4100

Calculation Summary

Label CalcType Units
Avg Max

Min

Parking Lot Illuminance
Fc

1.44 4.8 0.0

Plaza to Property Line Illuminance
Fc

0.08 1.6 0.0
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Fc 5.45 17.7 0.0

Property Line Illuminance
Fc

0.59 3.8 0.0
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