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HERITAGE PRESERVATION APPLICATION SUMMARY 

Property Location: 200 3rd Street North 

Project Name:  Lee Lofts 

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

Applicant:  Jamie Heilicher  

Project Contact:   Amy Meller, MacDonald & Mack Architects 

Ward: 3 

Neighborhood: Downtown West 

Request:  To rehabilitate the existing building, modifying entrances, repairing masonry, 

restoring the cornice, and installing new signs that do not meet the Design 

Guidelines for On-Premises Signs and Awnings. 

Required Applications: 

Certificate of 

Appropriateness 

To allow masonry repair, entrance alterations, cornice restoration, and new 

signage in the Warehouse Historic District. 

 

HISTORIC PROPERTY INFORMATION 

 

Current Name Harmony Lofts 

Historic Name 
Weum-Watt Company (1907 – c. 1910s) 

H.D. Lee Company (c. 1920 – c.1960s) 

Historic Address 200 3rd Street North 

Original 

Construction Date 
1907 

Original Architect J.I. Stene 

Original Builder H. Fergstad 

Original Engineer Unknown 

Historic Use Wholesale factory & warehouse 

Current Use Apartments 

Proposed Use Apartments 

  

HPC Agenda Item #2 

March 24, 2015 
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CLASSIFICATION 

 

Local Historic District Minneapolis Warehouse Historic District 

Period of Significance 1865 - 1930 

Criteria of Significance 

Criteria 1: The property is associated with significant events 

or with periods that exemplify broad patterns of cultural, 

political, economic or social history. 

Criteria 4: The property embodies the distinctive 

characteristics of an architectural or engineering type or 

style, or method of construction. 

Criteria 6: The property exemplifies works of master builders, 

engineers, designers, artists, craftsmen or architects. 

Date of Local Designation 2009 

Date of National Register Listing 1989 

Applicable Design Guidelines Minneapolis Warehouse District Design Guidelines (2010) 

 

SUMMARY 

BACKGROUND. The five-story wholesale warehouse and factory was constructed in 1907 by the 

Weum-Watt Company, a wholesale men’s furnishings company. The light brick building is designed in a 

simple Neo-Classical Revival style with corner piers and pilaster columns defining the primary facades. 

The historic main entrance on 3rd Street North is flanked by Doric columns with full entablature. 

According to permit history, the cornice and parapet were rebuilt in 1936. 

The setting of the building was altered drastically by the construction of the interstate highways into 

downtown Minneapolis; 3rd Street North becomes an on-ramp for I-94 and I-394 at 2nd Avenue North. 

These highways were completed in 1968 and 1991 respectively. Due to the location of the interstate 

on-ramps, the historic primary entrance on 3rd Street now functions as a secondary entrance to the 

building and the building’s more commonly utilized entrance for residents is the entry on 2nd Avenue 
North. 

A 1912 photo of the building (provided in the appendix) shows signage for “Tibbs Hutchings and Co. 

Factory,” a wholesale dry goods company. In 1920, the H.D. Lee Company purchased the building for its 

factory and warehouse. From Sanborn maps (included in the appendix) and permit history, it appears 

that the adjacent buildings along 3rd Street North and 2nd Avenue North were also part of the Lee 

warehouse and factory with internal connections between the buildings. A painted ghost sign 

proclaiming “Lee Overalls - Work Clothing - Sold by Leading Dealers Everywhere” remains on the 

subject building’s northwest façade. The Lee apparel warehouse and factory remained in this location 

until the late 1960s. In the 1970s and 1980s, the upper floors of the building were converted to 

apartments. Between 1988 and 1990, all five floors of the warehouse building were rehabilitated and 
converted into apartments.  The building has been called Harmony Lofts since then. 

The building was designated in the National Register of Historic Places as part of the Warehouse 

Historic District in 1989, although it had not been included as part of the original local Warehouse 

Historic District designated in 1978. When the local Warehouse Historic District boundaries were 

expanded to better align with the National Register boundaries in 2009, the subject building became 
locally designated. 

http://citytalk/http:/www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/convert_264805.pdf
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APPLICANT’S PROPOSAL. The applicant is proposing to rehabilitate the exterior of the building; 

interior renovations are currently underway but those interior changes are not reviewed by the 

Heritage Preservation Commission. Proposed exterior modifications include: 

Exterior Masonry Repairs: The applicant is proposing to address general masonry maintenance 

issues through the repair and replacement of deteriorated masonry. The stone pilaster bases on the 3rd 

Street North and 2nd Avenue North facades will be fully repointed and either patched or replaced 

depending on their condition. Many of the stone window sills have eroded, so approximately twenty 

stone sills are proposed to be replaced with replica cast stone sills due to their deteriorated condition. 

Bricks that are deteriorated or missing will be removed and replaced with matching brick. General 

masonry cleaning is not proposed, although a chemical cleaning product will be utilized at areas of 

repair.  

Entry Repairs: The existing cracks in the cast concrete columns on the 3rd Street North entry will be 

repaired and a thin cementitious skim coat will be applied to provide a uniform appearance. A plywood 

enclosure was installed over the entablature at some point prior to 1988; the applicant is proposing to 

temporarily remove this enclosure, remove loose materials, stabilize any remaining cast concrete, and 

then re-enclose the entablature in plywood. This work would be completed in order to prepare for a 

future restoration of the entablature. On the 2nd Avenue North entry, the applicant is proposing to 

install a new awning to better define this entrance as the main entrance for the apartments. The fabric of 

the awning will likely be a navy and white striped fabric. New industrial lighting is also proposed at this 
entryway.  

Cornice Restoration: The applicant is proposing to install a new sheet metal cornice which attempts 

to replicate the original cornice on the two primary facades. This restoration is based on historic photo 

documentation as well as an assessment of existing cornices on similar nearby historic buildings. The 
cornice would be wrapped approximately 4 feet around the secondary elevations of the building. 

Signage: The applicant is also proposing two signs which do not conform to the Design Guidelines for 

On-Premise Signs and Awnings and therefore require Certificate of Appropriateness approval. The two 

new signs for the building would display the new “Lee Lofts” name for the building. The owner has 

signed a licensing agreement with the H.D. Lee Company to use the “Lee” brand and logo if needed. 

The first sign is approximately 133 square feet in size and would be located near the top of the building 

on the 2nd Avenue façade, 64 feet above grade. The design of the sign and its location are similar to the 

location and design of signs in the 1912 photo of the building (see appendix.) The proposed vertical sign 

would need a variance of height approved by the Zoning Board of Adjustment, if approved by HPC. The 
second sign is approximately 5 square feet in area and would be located 17 feet from grade.  

Dumpsters: Because the subject building is attached to both of the adjacent buildings to the northeast 

and northwest (likely due to all of the buildings being connected when operated by the Lee Company), it 

does not have alley access. The refuse containers for the apartment building are currently located at the 

southwest corner of the building near the intersection of 3rd Street and 2nd Avenue. The applicant has 

proposed an alternate location for the dumpsters on the opposite side of the 3rd Street entrance. The 

Department of Public Works has confirmed that there is sufficient room for snow removal and 
pedestrian traffic to construct an enclosure in the alternate location indicated on the site plan.  

PUBLIC COMMENTS. No correspondence has been received as of the writing of this report. Any 

correspondence received prior to the public meeting will be forwarded on to the Heritage Preservation 

Commission for consideration.  
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ANALYSIS 

CERTIFICATE OF APPROPRIATENESS 

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

allow masonry repair, entrance alterations, cornice restoration, and new signage at 200 3rd Street North 

based on the following findings: 

1. The alteration is compatible with and continues to support the criteria of significance and period of 
significance for which the landmark or historic district was designated. 

The Minneapolis Warehouse Historic District is historically significant as an early example of 

commercial growth as the city’s warehouse and wholesaling district. The district expanded 

during the late nineteenth and early twentieth centuries and helped transform Minneapolis into a 

major distribution and jobbing center. The buildings, structures, and industrial landscape of the 

Warehouse District reflect the genesis and evolution of these industries. The district is also 

architecturally significant for its remarkably intact concentration of commercial buildings 

designed by the city’s leading architects which demonstrate every major architectural style from 

the late nineteenth to early twentieth century, including the Neo-Classical Revival style of the 

subject building. The period of significance for the district is identified as 1865 through 1930.  

The alterations proposed are compatible with and continue to support the criteria and period of 

significance of the Warehouse Historic District. Proposed masonry repairs are limited in scope 

and will address maintenance issues, thereby helping to ensure the longevity of the building and 

its ability to convey its significance for decades to come. The 3rd Street entryway alteration will 

repair the columns, which are an exceptional design feature of the building that clearly express 

the Neo-Classical Revival style of the building. The 2nd Avenue entrance will demarcate the 

entryway which has become the main entry of the building over time, though the 3rd Street 

entrance will still clearly express its importance as the historic main entrance. The proposed 

restoration of the metal cornice of the building is based on photographic evidence which 

demonstrates that a similar design existed during the period of significance for the district. The 

proposed vertical sign will be similar to the historic signage located on the buildings while clearly 

being a contemporary interpretation.  

2. The alteration is compatible with and supports the interior and/or exterior designation in which the 
property was designated. 

The subject building was constructed in 1907 and shares many of the typical design features of 

twentieth century warehouses in the area. These buildings were large rectilinear boxes built for 

warehousing and manufacturing that were designed for an industrial purpose, though the wealth 

generated by the businesses and industries that built these buildings often afforded the architects 

who designed these boxy buildings to embellish their buildings with ornate details. The 

designation study noted that the integrity of the setting of this building is partially impacted by 

the interstate on-ramps, but despite this, the building exhibits enough integrity to convey its and 

the district’s significance. 

The alterations proposed will restore an important design feature of the building, the cornice, 

which has been missing for many years. Masonry rehabilitation will address maintenance issues 

and ensure the long-term viability of the building. The proposed vertical sign will be similar in 

character to the historic signage on the building while differentiated in material, installation, and 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT23HEPR_CH599HEPRRE_ARTVICEAP_599.350REFICEAP
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copy to clearly delineate it as contemporary signage. The projecting sign will utilize and highlight 

an existing feature of the building, the pulley. The alterations proposed are compatible with and 

support the designation of the building within the Warehouse Historic District. 

3. The alteration is compatible with and will ensure continued integrity of the landmark or historic district 
for which the district was designated. 

Integrity is the ability of a property to convey its significance. Both the National Register and the 

City of Minneapolis preservation regulations evaluate integrity based on the following seven 

aspects: 

Location: The proposed alterations will not affect the location of the building. 

Design: The restoration of the missing cornice will be in keeping with the original design of 

the building, as evidenced by historic photographs.  

Setting: Setting is the physical environment of a historic property. The designation study 

noted that the impact of the interstate on-ramps somewhat negatively impacts its setting. 

Also, due to the unique site constraints of the building, the dumpsters are currently located at 

the front of the building near the intersection of 2nd Avenue North and 3rd Street North. The 

applicant has provided an option for an alternate location for the dumpsters on the other side 

of the 3rd Street entrance. With a compatible screening device, this option will improve the 
setting of the building and the pedestrian realm of the district as a whole. 

Materials: Repair and replacement of deteriorating brick and cast stone will match the 

original and will remove only the materials which are too deteriorated to rehabilitate. The 

aluminum material of the new vertical sign will differentiate it from historic painted brick wall 
signs.  

Workmanship: The alterations proposed would not obscure the workmanship evident in 

the original building. When the plywood enclosure currently enclosing the entablature on the 

3rd Street entry is removed, any remaining materials of the original entablature will be 

stabilized and then re-covered for a future restoration. While this will temporarily obscure 

the workmanship evident in the entablature, staff finds that adequate weather protection is 

necessary to allow for a future restoration. However, to ensure that this enclosure will be 

only temporary, staff recommends a condition of approval that restoration of the entablature 
will occur in the next two years, the period of decision for the Certificate of Appropriateness. 

Feeling: Feeling is a property's expression of the aesthetic or historic sense of a particular 

period of time. The alterations proposed will continue to convey the property’s historic 

character and will not negatively impact its integrity of feeling of a warehouse and factory from 
the early twentieth century. 

Association: The alterations proposed will continue to convey the property’s historic 

character and will not negatively impact its integrity of association.  

Overall, the alterations proposed are compatible with and will ensure the continued integrity of 

the existing building within the Warehouse Historic District. 

4. The alteration will not materially impair the significance and integrity of the landmark, historic district or 

nominated property under interim protection as evidenced by the consistency of alterations with the 
applicable design guidelines adopted by the commission. 

The Warehouse Historic District Design Guidelines were adopted in 2010. The following design 

guidelines for existing buildings are applicable to the proposal: 



Department of Community Planning and Economic Development 

BZH-28573 

 

 

 
6 

General Guidance 

Requirement 

2.2. Distinctive architectural features shall be preserved. 

2.4. A building’s original pedestrian entrance shall remain and shall be used as the 

building’s primary entrance.   

2.9. Only replace features that are missing or proven beyond repair with the same 

kind of materials. Replacement with a substitute material will be considered if 

the form and design of the substitute material is proven durable and conveys the 

visual appearance of the original material. 

2.10. Original or historically significant painted signs (ghost signs) on the sides of 

building shall be retained. 

 Staff Comment 

The proposal maintains distinctive architectural features. Although the 2nd Avenue 

entrance has become more commonly utilized due to the location of the interstate on-

ramps, the 3rd Street entry will remain and will continue to be utilized as an entry for 

the building, though perhaps not the primary entrance. Because the appearance will 

remain the same, staff finds that this meets the intent of that guideline. The applicant is 

proposing to only replace features that are missing or beyond repair with similar 

materials. The applicant has specifically noted that the remaining ghost signs on the 

north side of the building will be retained and protected.  

Façade Materials 

 Requirement 

2.12. Abrasive cleaning techniques, such as sandblasting, soda blasting, or high‐
pressure water wash shall not be used under any circumstances. 

2.13. Facade cleaning methods that are considered to be gentle, non‐abrasive 

methods such as a low pressure (100 psi or less) water wash shall be used. 

2.16. Mortar joints shall only be repointed where there is evidence of a moisture 

problem or when a substantial amount of the mortar is missing. 

2.17. Mortar joints shall be cleared with hand tools. The use of electric saws and 

hammers to remove mortar can seriously damage the adjacent brick and are 

inappropriate. 

2.18. Replacement mortar shall duplicate the original mortar’s composition, color, 

texture, joint width, and joint profile. 

2.19. When patching an area of historic brick wall, the new brick and mortar shall 

match the original brick and mortar in material, color, profile, dimension, and 

texture. 
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Other Considerations 

2.20. Chemical cleaning will be considered only in consultation with CPED. 

Consultation includes an agreement on the area to test the treatment, reviewing 

the results, and developing an agreed upon process to complete the cleaning. 

Staff Comment 

The applicant’s proposal meets the guidelines for façade materials with a few minor 

exceptions. General cleaning of the masonry is not proposed; cleaning will be limited to 

portions of the exterior that will be repaired. The applicant will utilize a low-pressure 

water spray (100-400 psi) to prepare and rinse these areas. A chemical cleaner will then 

be utilized in these areas of masonry repair to remove any excess mortar smears. While 

the guidelines recommend that only 100 psi or less water washes be utilized, a National 

Park Service preservation brief for masonry cleaning notes that low-pressure washes are 

generally no higher than 400 psi.1 Because the washing will be limited to only areas of 

repair, staff finds that a low-pressure water wash up to 400 psi will not cause undue 

harm to the masonry.  

The applicant is proposing to remove mortar using hand-held mechanical tools rather 

than hand tools. The masonry contractor will create a removal demonstration mockup 

for approval by the architect and qualified historic masons with experience working on 

historic buildings will perform the mortar removal. Staff finds that the applicant has 

provided sufficient information to ensure that this approach meets the intent of the 

guidelines and will adequately protect the historic masonry. 

Fenestration – Entryways  

Requirement: 

2.34. Original or historically significant entryways and doorway configurations shall be 

retained. 

2.35. Original or historic features of the entryway and storefront including trim and 

other architectural features shall be retained. 

Advisory: 

2.40.  If original entryways were altered, the preferred treatment is to restore them 

to their original condition based on historic photos or other evidence.  

Other Considerations: 

2.42.  Replacement features of the entryway and storefront such as trim that replicate 

existing features will be considered. 

Staff Comment 

                                                

1 Robert C. Mack, FAIA, and Anne Grimmer, “Assessing Cleaning and Water-Repellent Treatments for Historic 

Masonry Buildings,” National Park Service Preservation Brief, http://www.nps.gov/tps/how-to-preserve/briefs/1-

cleaning-water-repellent.htm  

http://www.nps.gov/tps/how-to-preserve/briefs/1-cleaning-water-repellent.htm
http://www.nps.gov/tps/how-to-preserve/briefs/1-cleaning-water-repellent.htm
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The proposal retains the original 3rd Street entry with Doric columns. The applicant is 

also proposing to repair the columns of this entry which are currently cracking. Because 

the entablature is currently enclosed in plywood, the existing condition is unknown. The 

applicant plans to remove the plywood, stabilize whatever material remains, and re-

enclose the entablature in plywood to prepare for a future restoration. To ensure that 

the re-enclosure of the entablature with plywood is only temporary, staff recommends a 

condition of approval that requires that restoration occur within the two-year period of 

decision for this Certificate of Appropriateness. 

Roofs & Parapets 

Other Considerations: 

2.66.  When a parapet or cornice is missing, replacements will be considered based on 

historic photos or other evidence. 

Staff Comment 

The proposal is consistent with this guideline for replacing missing parapets and 

cornices. The proposed cornice attempts to restore the original cornice based on 

historic photos and evidence gathered from nearby similar historic building cornices. 

Accessory Structures 

Requirement: 

2.76. Accessory structures including but not limited to storage buildings and 

dumpster enclosures shall not be visible from the public right of way and shall 

not obscure the building’s features.     

2.77. Accessory structures shall be compatible to the primary building or 

structure.  Such compatibility shall be determined by architectural style, colors, 

materials and finishes. 

 Staff Comment 

Due to the unique site constraints of this building, the refuse containers for the 

apartment building are currently located in the public right-of-way at the southwest 

corner of the building near the intersection of 3rd Street and 2nd Avenue. The applicant 

has proposed an alternate location for the dumpsters on the opposite side of the 3rd 

Street entrance. The Department of Public Works has confirmed that there is sufficient 

room for snow removal and pedestrian traffic to construct an enclosure in the alternate 

location indicated on the site plan. An encroachment permit would be required from 

Public Works in order to construct an enclosure in the public right-of-way. Staff 

recommends that a condition of approval be included which requires that staff 

administratively approve a design for the trash enclosure which is compatible with the 

style, colors, materials, and finishes of the subject building.  
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The Design Guidelines for On-Premise Signs and Awnings were adopted in 2003. Signs that do not 

meet the design guidelines require Certificate of Appropriateness approval. The following 

guidelines apply to this proposal: 

Wall Signs:  

Location. Wall signs should be located between the first and second floor and should 

not be higher than fourteen (14) feet, except where the historic sign band is higher. 

Wall signs should not conceal architectural features or obstruct openings.  

Size. Wall signs should be no more than two (2) feet high and thirty-two (32) square 

feet in area and should not extend outward from the building more than eight (8) 

inches.  

Materials. Wall signs may be constructed of wood, metal, painted fiberglass or painted 

plastic. 

Installation. Wall signs should be attached to the building through the mortar joints. If 

illuminated, a wall sign should be placed adjacent to or over a permanent mounting plate 

for electrification. Electrical conduit and lighting fixtures should be attached to the top 

of the wall sign, and should not be attached to the building. Wall signs should not be 

painted directly on the surface of the building, except as part of the maintenance or 

restoration of an existing historic sign. 

 Staff Comment 

The proposed vertical wall sign does not meet the overall size limitation for wall signs 

or the maximum height of wall signs. The proposed sign is 133 square feet in size and 

would be located 64 feet above grade. The sign is designed to appear much like the 

historic painted “Tibbs Factory” sign in the 1912 photo, but would be differentiated as it 

will not be painted to the surface of the building but rather would be an aluminum sign. 

It will be installed into mortar joints to minimize impact on the masonry of the building 

and would not be illuminated. A variance of sign height will also need to be applied for 

and approved by the Zoning Board of Adjustment if approved by the HPC. 

Projecting Signs: 

Location. Projecting signs should be located near a building entrance and should not be 

higher than fourteen (14) feet. Projecting signs should not conceal architectural features 

or obstruct openings, and should not be suspended from the soffit.  

Size. Projecting signs should be no more than twelve (12) square feet in area and should 

not project more than four (4) feet from the building. The thickness of a projecting sign 

should not exceed eight (8) inches.  

Materials. Projecting signs may be constructed of wood, metal, painted fiberglass or 

painted plastic.  

Installation. Projecting signs should always use a single permanent mounting plate. 
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 Staff Comment 

The proposed projecting sign does not meet the location guideline. The proposed 

projecting sign would be located approximately 17 feet above grade and would be 

connected to an existing metal pulley which sits about 20 feet above grade. The sign 

would be attached to the pulley and the sign height proposed will allow the projecting 

sign to better highlight the existing pulley feature. It will be attached to a permanent 

mounting plate. The height is proportional to the pulley location. Additionally, the first 

floor is almost 20 feet in height so the height of the sign is proportional to the first floor 

height and the location of the first floor window headers. Staff finds that the location of 

the sign helps to highlight a unique feature of the building. The sign also meets the 

applicable zoning code requirements.  

Awnings and Awning Signs 

Location. Awnings should fit within the window or door opening. 

Number of awnings. The number of awnings may not exceed the number of window 

or door openings. 

Number of awning signs. Awning signs are limited to ground floor awnings. There 

should be no more than one sign per awning. Awning signs should be no more than six 

(6) square feet in area. Where there are multiple awning signs on a building, all signs 

should be located in the same or similar position on the awnings. 

Materials. Awnings should be constructed of coated or uncoated cloth fabric. 

Installation. Awning hardware should be attached to the window or door frame and 

should never damage masonry. Awnings should not be attached to or cover any part of 

the building wall. 

Illumination. Awnings and awning signs should not be illuminated. 

Awning shape. Awnings should project downward and outward from the openings in 

straight lines unless they are reflecting the curved shape of the opening. The projection 

of an awning should be less than its height. An awning drop or skirt should not exceed 

twelve (12) inches. 

Staff Comment 

The proposal for a new awning at the 2nd Avenue entrance meets the guidelines for 

awnings listed above.  
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5. The alteration will not materially impair the significance and integrity of the landmark, historic district or 

nominated property under interim protection as evidenced by the consistency of alterations with the 

recommendations contained in The Secretary of the Interior's Standards for the Treatment of Historic 
Properties. 

The following standards apply to this proposal: 

 A property shall be used for its historic purpose or be placed in a new use that requires 

minimal change to the defining characteristics of the building and its site and 

environment. 

 The historic character of a property shall be retained and preserved. The removal of 

historic materials or alteration of features and spaces that characterize a property shall 

be avoided. 

 Most properties change over time; those changes that have acquired historic significance 

in their own right shall be retained and preserved. 

 Distinctive features, finishes, and construction techniques or examples of craftsmanship 

that characterize a historic property shall be preserved. 

 Deteriorated historic features shall be repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new feature 

shall match the old in design, color, texture, and other visual qualities and, where 

possible, materials. Replacement of missing features shall be substantiated by 

documentary, physical, or pictorial evidence. 

 New additions, exterior alterations, or related new construction shall not destroy 

historic materials that characterize the property. The new work shall be differentiated 

from the old and shall be compatible with the massing, size, scale, and architectural 

features to protect the historic integrity of the property and its environment. 

 New additions and adjacent or related new construction shall be undertaken in such a 

manner that if removed in the future, the essential form and integrity of the historic 

property and its environment would be unimpaired. 

The building was historically utilized as a warehouse and factory but has been used as 

apartments since the late 1980s. The alterations proposed do not change defining characteristics 

of the building and the historic character of the property will be maintained. Repair of 

deteriorated features is proposed where possible, and deterioration warranting replacement has 

been substantiated with evidence provided in the application.  The alterations proposed will not 

materially impair the significance and integrity of the historic district as evidenced by the 

consistency of alterations with the recommendations contained in the Secretary of the Interior's 

Standards for the Treatment of Historic Properties. 

6. The certificate of appropriateness conforms to all applicable regulations of this preservation ordinance 

and is consistent with the applicable policies of the comprehensive plan and applicable preservation 
policies in small area plans adopted by the city council. 

The certificate of appropriateness would apply to all applicable regulations of the preservation 

ordinance and is consistent with the following applicable policies of the comprehensive plan: 
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Heritage Preservation Policy 8.1: Preserve, maintain, and designate districts, 

landmarks, and historic resources which serve as reminders of the city's 

architecture, history, and culture. 

8.1.1  Protect historic resources from modifications that are not sensitive to their historic 

significance. 

Heritage Preservation Policy 8.10: Promote the benefits of preservation as an 

economic development tool and a method to achieve greater environmental 

sustainability and city vitality. 

8.10.5  Prioritize the reuse of the city’s historic buildings as a strategy for sustainable 

development. 

7. Destruction of any property.  Before approving a certificate of appropriateness that involves the 

destruction, in whole or in part, of any landmark, property in an historic district or nominated property 

under interim protection, the commission shall make findings that the destruction is necessary to correct 

an unsafe or dangerous condition on the property, or that there are no reasonable alternatives to the 

destruction. In determining whether reasonable alternatives exist, the commission shall consider, but not 

be limited to, the significance of the property, the integrity of the property and the economic value or 

usefulness of the existing structure, including its current use, costs of renovation and feasible alternative 

uses. The commission may delay a final decision for a reasonable period of time to allow parties 
interested in preserving the property a reasonable opportunity to act to protect it. 

No aspects of the proposal constitute a destruction of property. 

Before approving a Certificate of Appropriateness, and based upon the evidence presented in each 

application submitted, the Commission shall make findings that alterations are proposed in a manner 

that demonstrates that the Applicant has made adequate consideration of the following documents and 

regulations: 

8. The description and statement of significance in the original nomination upon which designation of the 

landmark or historic district was based. 

Evidence presented in the application submitted and the alterations proposed demonstrate that 

the applicant has made adequate consideration of the description and statement of significance 

of the Warehouse Historic District and the contribution of this building to the significance of 

the district.  

9. Where applicable, adequate consideration of Title 20 of the Minneapolis Code of Ordinances, Zoning 
Code, Chapter 530, Site Plan Review. 

The alterations proposed do not trigger Site Plan Review.  

10. The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment of 

Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing, and 

restoring historic buildings. 

The application submitted presents evidence that the applicant has adequately considered the 

applicable guidelines for the rehabilitation and restoration of masonry, roofs, entrances, and 

porches.  

Before approving a Certificate of Appropriateness that involves alterations to a property within an 

historic district, the Commission shall make findings based upon, but not limited to, the following: 
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11. The alteration is compatible with and will ensure continued significance and integrity of all contributing 
properties in the historic district based on the period of significance for which the district was designated. 

The proposed alterations are compatible with and will ensure continued significance and 

integrity of all contributing properties in the Warehouse Historic District based on the period 

of significance of 1865 to 1930. See findings 1-4 for more detailed analysis. 

12. Granting the certificate of appropriateness will be in keeping with the spirit and intent of the ordinance 
and will not negatively alter the essential character of the historic district. 

Granting the certificate of appropriateness will be in keeping with the spirit and intent of the 

preservation ordinance and will not negatively alter the essential character of the district. With 

repair to the masonry and other exterior materials on the building, the building’s longevity will 

be ensured. The cornice that has been missing for many years will be restored with a period-

appropriate design based on photographic documentation. Entrance modifications will help to 

highlight the commonly utilized 2nd Avenue entrance while maintaining and improving the 

historic 3rd Street entrance. Moving the dumpsters and constructing an enclosure will greatly 

improve the appearance of the building and the pedestrian right-of-way around the building. 

New signage will be in keeping with historic signs on the building and will help emphasize a 

unique existing feature on the building.  

13. The certificate of appropriateness will not be injurious to the significance and integrity of other resources 

in the historic district and will not impede the normal and orderly preservation of surrounding resources 

as allowed by regulations in the preservation ordinance.   

The certificate of appropriateness will not be injurious to the significance and integrity of other 

resources in the historic district. It will not impede the normal and orderly preservation of 

surrounding resources as allowed by regulations in the preservation ordinance.  

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 

for the Certificate of Appropriateness: 

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

Preservation Commission adopt the above findings and approve the Certificate of Appropriateness to 

allow masonry repair, entrance alterations, cornice restoration, and new signage at 200 3rd Street 
North, subject to the following conditions: 

1. Approval of the final plans by the Department of Community Planning and Economic 

Development. 

2. Dumpsters shall be relocated to the alternate location on the north side of the 3rd Street 

entrance shown on the site plan and adequately screened. The applicant shall work with staff to 

design a dumpster enclosure which is compatible with the style, colors, materials, and finishes of 

the subject building.  

3. The proposed plywood re-enclosure of the entablature shall be only temporary. Restoration of 

the 3rd Street North entablature shall occur within the two-year period of decision for this 

Certificate of Appropriateness approval. The applicant shall work with staff to determine an 

appropriate design for the restoration of the entablature. 
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4. By ordinance, approvals are valid for a period of two years from the date of the decision unless 

required permits are obtained and the action approved is substantially begun and proceeds in a 

continuous basis toward completion.  Upon written request and for good cause, the planning 

director may grant up to a one year extension if the request is made in writing no later than 

March 24, 2017. 

5. By ordinance, all approvals granted in this Certificate of Appropriateness shall remain in effect as 

long as all of the conditions and guarantees of such approvals are observed.  Failure to comply 

with such conditions and guarantees shall constitute a violation of this Certificate of 

Appropriateness and may result in termination of the approval. 

ATTACHMENTS 

1. Zoning map 

2. Oblique aerial 

3. 1912 Photo  

4. 1980s Photo 

5. Existing photo 

6. Sanborn maps, 1912 and 1951 

7. Written description and findings submitted by applicant 

8. Site plan 

9. Building elevations 

10. Sign plans 

11. Masonry plan and materials 

12. Existing photos 

13. Correspondence 
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Intersection of 2nd Avenue N. and 3rd Street N. circa 1980s
- Note plywood enclosures at 3rd Street N. entrance entablature and building parapet



View of south and east elevations from intersection of 3rd Street N. and 2nd Avenue N.



200 3rd Street
North (1912)



200 3rd Street
North (1951)
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200 3rd Street North/280 2nd Avenue North 
Minneapolis, Minnesota 

HERITAGE PRESERVATION APPLICATION

Statement of proposed use and description of the project:

200 3rd Street N. (also known as 280 2nd Avenue N.) was designed by J.I. Stene in the Neo-
Classical Revival style and built in 1907.  It operated as a clothing-and-furnishing goods factory 
under Tibbs, Hutchings & Co. until the company folded in 1911.  It was later used to fabricate 
Lee denim apparel from around 1919 to 1967.  It has housed apartments since the 1980s.  
Remnants or “ghosts” of large-scale historic painted signage from its various clothing factory 
tenants remain on the west side of the building.  

200 3rd Street N. is prominently located at the intersection of 2nd Avenue N. and 3rd Street N.
With the construction of the I-94 and I-394 on-ramp and the building’s shift to housing, the 
primary pedestrian building access was relocated from 3rd Street N. to an entrance on 2nd

Avenue N. located away from the busy intersection.  Other modifications to the building have 
included the removal and/or modification of character-defining elements – such as metal 
cornice, the cast-concrete entrance portico on 3rd Street N., and painted signage – prior to the 
building’s designation as “contributing” to the Minneapolis Warehouse Historic District.  Finally, 
areas of the masonry exterior have deteriorated over time leaving the building susceptible to 
moisture infiltration. 

This project maintains the building’s current use as housing and proposes rehabilitating the 
exterior to: 

 Address general masonry maintenance issues including the repair and/or replacement of 
deteriorated masonry and repointing to match existing. 

 Stabilize and repair the cast-concrete 3rd Street N. entrance. 
 Restore the missing cornice on the building’s two primary elevations and address failing 

parapet parging and copings on the rear elevations. 
 Replicate a vertical section of the original large-scale wall signage facing 2nd Avenue N. 

(A variance will be required due to the sign’s size and mounting height). 
 Improve visibility of the 2nd Avenue N. entrance with industrial lighting, a projecting sign, 

and an awning. 

Exterior masonry repairs – While the building's brick and stone masonry is generally in fair 
condition, portions of the building are in need of repair.  Proposed masonry work includes: 

 Stone Pilaster Bases – Stone located at the base of each pilaster on the two primary 
facades has deteriorated due to on-going exposure to moisture and sidewalk salt.  
Pilaster bases will be fully repointed, and failing stone will either be patched or replaced 
with pre-cast stone depending on existing condition.  Patching materials and 
replacement stone will replicate existing stone base. 

 Stone Window Sills – Stone sills found on the two primary facades have started to 
erode.  Sills that have lost their integrity will be removed and replaced with replica cast 
stone sills.  Approximately 20± sill replacements are proposed.

 Brick – A number of existing brick, primarily at the parapet, have started spalling.  
Portions of the brick parapet covered with a cementitious parging are loose and 
unstable.  In addition, brickwork found above non-historic punched window openings on 
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the west elevation is missing or loose due to the lack of header treatment (no arch or 
lintel installed at time of installation).  This project will remove non-historic parging, 
replace deteriorated and/or missing brick and properly anchor and rebuild areas of loose 
brick.  New brick will match existing as closely as possible.   

 Mortar – On each elevation, approximately 10% of all mortar joints need to be repointed 
with more extensive repointing required at the building parapet.  New Type N mortar will 
match existing color, texture, profile, and tooling. 

 Cleaning – Overall general masonry cleaning is not included in the current scope of 
work.  Repaired areas will undergo a final cleaning with a ProSoCo product to remove 
mortar smear and other signs of construction.   

 Ghost signage found on the west elevation will be protected from construction damage. 
 Samples, mock-ups, and shop drawings of new brick and stone, repointing mortar, and 

cleaning will be submitted for review by the Historic Architect prior to starting any work. 
 See 3rd Street N. Entry for cast concrete column and entablature masonry repairs. 

3rd Street N. Entry repairs – This entrance now serves as the secondary means of egress due to 
its proximity to I-94 and concerns over traffic and resident safety.  It is flanked by Doric columns 
and covered by an entablature that was modified at some point in its history.  Its cast-concrete 
columns have been “patched” with sealant to address areas cracking while the capitals are 
damaged and missing material, most likely a result of entablature modifications. The original 
cast-concrete entablature’s condition is unknown since it is completely covered by an Art-Deco 
inspired plywood enclosure installed prior to its sale in 1988.  From the areas that can be 
viewed, it appears the entablature was stripped of some of its historic detailing and is in poor 
condition with flaking material.  Proposed work includes: 

 Columns and other exposed cast-concrete – Repair cracks and cover with a thin 
cementitious skim-coat to match the cast concrete and provide a uniform appearance. 

 Entablature – Temporarily remove the plywood enclosure, remove loose materials, 
stabilize remaining cast-concrete to allow for future restoration, and re-enclose with 
plywood, or another material acceptable to the HPC, to protect from the elements.  

o The property owner requests that he and his mason work with HPC staff to 
finalize stabilization measures (scope and treatment unknown until the enclosure 
is removed) and an acceptable re-enclosure system in plywood or another 
material acceptable to the HPC. 

Cornice restoration – The building originally had a metal cornice on its south and east elevations 
and coping on its north and west elevations.  Based on an historic photograph, the cornice was 
dark-toned but lighter than signage backgrounds.  (Physical evidence found on the west 
elevation indicates that the signage was black and white lettering and borders.)  At some point 
prior to its most recent sale in 1988, the metal cornice was removed and the parapet covered 
with Art Deco-inspired plywood enclosure. The parapet walls no longer contain any original 
cornice or non-historic plywood enclosure remnants.  A cementitious parging currently covers 
sections of the west and north parapet, and the entire parapet is capped with terra cotta coping.  
The terra cotta is in deteriorated condition and includes sections of missing cap allowing 
moisture into the exterior masonry load-bearing walls. Following masonry repairs, this project 
will:

 Cornice – Install a new sheet metal cornice on the two primary facades.  The new 
period-appropriate cornice design is based on:  

o Review of existing photo documentation.  
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o Assessment of existing cornice found on nearby contributing historic buildings of
similar age, design, and style.

o Research into sheet metal standards from the period.
Coping – Replace the glazed terra cotta coping and parging on the secondary facades
with a simple sheet metal coping system to enclose and protect the masonry parapet.
New cornice and coping will consist of sheet metal with a Kynar finish in a dark brown
(similar to existing exposed metal found on the building’s exterior) as selected from the
manufacturer’s standard range of colors.

Large-scale Signage – Based on existing photo documentation from the early 1900s and ghost 
sign remnants, the building had horizontal large-scale painted signage near the cornice on three 
elevations and vertical signage at the corner of 2nd Avenue N. and 3rd Street N.  It was black 
with white lettering and borders.  It also had painted large-scale rectangular advertising on its 
west elevation dating to the Warehouse Historic District’s period of significance.  This project 
serves to: 

Retain and protect remaining ghost signage found on the west elevation.
Change the building name to “Lee Lofts” to reflect its nearly 50-year use as a Lee denim
overalls factory.  This name will be used on all signage.
Install wall-mounted vertical signage at the corner of 2nd Avenue N. and 3rd Street N.
The new signage will replicate the traditional vertical painted sign height, width, and
distance above grade (27’-0” tall by 5’-5” wide and mounted approximately 41’-0” above
grade) but differs in material and verbiage.  The painted black-and-white aluminum sign
will be fastened into the building’s mortar joints.  This design serves to differentiate it
from remaining historic painted signage found within the district and on the building. It
also permits easy removal at a later date with minimal repair or damage to the building’s
historic fabric.
While the full extent of historic painted signage will not be replicated at this time, it is still
significantly more than what is permitted by Minneapolis zoning code and the Design
Guidelines for On-Premise Signs and Awnings.  A variance will be requested for the
proposed work.

2nd Avenue N. Entrance Improvements and Signage – The 2nd Avenue N. entrance currently 
serves as the accessible and primary building entrance.  A vertical lift at this entrance provides 
ADA access from grade to the first floor which is approximately four feet higher.  It is not clearly 
identifiable as the main entrance due to its distance from the 2nd Avenue N. and 3rd Street N. 
intersection and recessed nature.  The opening appears to have originally contained much taller 
fenestration and currently contains a metal door with glazed panel, two sidelights, and squat 
transom.  The remaining area above has been infilled and coated with a stucco-like material.  
To improve visibility and general appearance, the owner proposes to: 

Install a projecting painted black-and-white aluminum sign (3’-6” wide by 1’-6” tall by
approximately 2” thick) with the words “Lee Lofts” installed below an existing metal
pulley located just south of the entrance.  It will be mounted approximately 15’-6” above
grade.  This exceeds the 14’-0” mounting height identified in the guidelines, but is
proportional to the pulley and also corresponds to first floor window headers whose
elevation is set by the raised first floor.
Install a canvas awning, most likely to be striped in navy and white, above the entrance
to increase its visibility along 2nd Avenue N. and provide additional shelter for guests and
residents.
Replace existing exterior lighting with period-appropriate industrial gooseneck lighting.
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Windows – Failing sealant will be replaced on all windows in conjunction with masonry repairs.  
Sealant color will match existing.  Please note that no work is planned for the windows 
themselves.

Dumpsters – HPC staff raised concerns about the existing dumpster location and its visibility 
during the pre-application meeting.  The building has a very constricted site (see site plan), and 
the only feasible dumpster location is somewhere along its south elevation facing 3rd Street N. 
The current location is preferred due to City of Minneapolis snow removal activities and garbage 
truck access limitation.  Adjacent structures, both contributing to the Minneapolis Warehouse 
Historic District, are built up to the building’s west and north elevations and prohibit access to 
side elevations.  The 2nd Avenue N. elevation now functions as the primary elevation due to 
one-way traffic patterns.  Finally, the building’s two entrances are historic and not designed to 
accommodate interior dumpster storage.   

 Given the site, the owner proposes to leave the dumpsters in their current location.  He 
is open to installing a visually compatible dumpster screen, however, the screening 
device would surpass the property’s lot line to encroach on the public right-of-way.   

o The property owner requests that he work with HPC staff to come up with an 
acceptable dumpster location and screening solution.    

Please see the attached MacDonald & Mack, American Masonry, and DeMars Sign documents 
for product specifications, color sheets, plans, and details.   
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200 3rd Street North/280 2nd Avenue North 
Minneapolis, Minnesota 

SPECIFIC APPLICATION REQUIREMENTS

In addition to the General Application Requirements the following are required:

CERTIFICATE OF APPROPRIATENESS

A written statement by the applicant which addresses the following required findings:

1. The alteration is compatible with and continues to support the criteria of significance and period of
significance for which the landmark or historic district was designated.

The Minneapolis Warehouse Historic District is significant as an early example of 
commercial growth as the city’s warehouse and wholesaling district.  The district’s buildings, 
spanning from 1865 to 1930, demonstrate every major architectural style from the late 
nineteenth to early twentieth century, changes in structural building materials, and advances 
in design.  Many of the buildings were designed by the City’s most talented and successful 
architects.    

200 3rd Street North (also known as 280 2nd Avenue North), originally built as a clothing 
factory, falls within the district’s Twentieth Century Warehouse Area.  This area is 
characterized by rectangular buildings with larger footprints and a greater number of stories 
than those found within the Nineteenth Century Warehouse Area and reflects the era’s rapid 
industrial growth and advances in building technology.  Many buildings within this area are 
also ornately detailed and serve as physical reminders of the wealth generated by the 
industrial boom. 

The proposed work at 200 3rd Street North is compatible with and continues to support the 
historic district’s criteria of significance and period of significance.  Missing historic building 
features, such as metal cornice, will be restored based on photographic documentation and 
research, sections traditional signage will be replicated, deteriorated exterior masonry will be 
repaired to match existing, and the two existing building entrances will be repaired and 
rehabilitated to improve building access. 

2. The alteration is compatible with and supports the interior and/or exterior designation in which the
property was designated.

200 3rd Street North is listed as a contributing building within the Minneapolis Warehouse 
Historic District.  It does not have individual interior and/or exterior designation. The five-
story brick wholesale/factory building dating to 1907 was designed by J.I. Stene in the Neo-
Classical Revival style. This is evidenced by its corner piers, pilaster columns, and 3rd Street 
entrance with Doric columns with full entablature. Prior alterations noted in the Minneapolis
Warehouse Historic District Designation Study include removal of the original cornice, 
window replacement in 1988, and partial removal and enclosure of the 3rd Street 
entablature.  In addition to these alterations, the Interstate 94 and 394 on-ramps partially 
impact the site’s integrity.  Despite these modifications, the building retains enough integrity 
to convey its and the district’s significance. 
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As mentioned in Finding 1, the proposed work seeks to repair and rehabilitate existing 
building entrances, repair deteriorated exterior masonry, and restore missing cornice, and 
replicate sections of traditional signage.  It is compatible with and supports the building’s 
designation and serves to rehabilitate and restore many of the building’s character-defining 
features.  The entablature will be retained allowing for restoration at a later date. 

3. The alteration is compatible with and will ensure continued integrity of the landmark or historic
district for which the district was designated.

The proposed alterations will restore much of the building’s defining exterior character by 
installing period- and style-appropriate replica metal cornice, replicating a vertical section of 
painted signs from the building’s manufacturing era, repairing the 3rd Street entrance, 
rehabilitating the 2nd Avenue entrance, and repairing deteriorated masonry.  This work is 
compatible with and ensures the continued integrity of exterior features identified as 
contributing to the historic district, and of the Twentieth Century Warehouse Area in 
particular.   

4. The alteration will not materially impair the significance and integrity of the landmark, historic
district or nominated property under interim protection as evidenced by the consistency of
alterations with the applicable design guidelines adopted by the commission.

The alterations will not materially impair the significance and integrity of the historic district 
as evidenced by consistency with the Minneapolis Warehouse Historic District Design 
Guidelines, Design Guidelines for Existing Buildings. Please note that no fenestration 
changes, rooftop additions, or side and rear building additions are proposed at this time 
(2.21-2.61 and 2.68-2.75). 

General Guidance (2.1-2.10): Existing distinctive architectural features noted in Finding 2 
shall be preserved. The two existing pedestrian building entrances shall remain with minor 
rehabilitation and repairs as outlined in the Statement of Proposed Use and below.  

 Please note that full extent of the 3rd Street N. entrance cast-concrete entablature’s 
condition is currently unknown but appears to have been partially removed or 
significantly damaged during previous building updates.  It is currently enclosed in 
deteriorated, non-historic plywood dating to the late 1980s or earlier.  The owner 
proposes to stabilize and re-enclose the remaining cast-concrete construction to protect 
it until future restoration is economically feasible.  

o The property owner requests that he work with HPC staff to come up with an 
acceptable enclosure solution once stabilization is complete.    

Traditional painted “ghost” signs found on the west elevation shall be retained to the fullest 
extent possible allowed by masonry restoration activities (see Façade Materials below).  In 
addition, replication of missing historic signage located on the 2nd Avenue N. and 3rd Street 
N. elevations is proposed (see Wall Signs below). 
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Façade Materials (2.11-2.20): Exterior masonry repairs will only address major areas of 
deterioration.  This is limited to patching and/or replacing badly deteriorated brick and stone 
to match existing; rebuilding damaged sections of brick parapet and window headers to 
match existing; repointing open mortar joints to match existing; repairing and skim-coating 
cast-concrete column components at the 3rd Street N. and stabilizing the cast-concrete 
entablature prior to re-enclosing; and final masonry cleaning only at areas of repair.  See the 
enclosed masonry drawings and specifications for additional information.  

Roofs & Parapets (2.62-2.67): Original cornice and parapet caps are missing from the 
building.  The design of the painted metal replacement cornice proposed for the 2nd Avenue 
N. and 3rd Street N. parapets is based on historic photos, remaining cornices found on other 
buildings, and historical research.  A simplified painted metal cornice/coping is proposed for 
the two non-primary facades.  It will be in a dark brown/bronze similar in color to the lintel 
found above the 2nd Avenue N. entrance.  

Accessory Structures (2.76-2.77): Due to the building’s unique site constraints, no other 
locations other than its current placement on the sidewalk at the corner of 2nd Avenue N. and 
3rd Street N. are available for a dumpster enclosure.  A screening device compatible with the 
primary building in terms of color, materials, and finish can be erected around the dumpster 
to improve its impact to the historic district.  The property owner requests that he work with 
HPC staff to come up with an acceptable design solution.    

The alterations will also not materially impair the significance and integrity of the historic 
district as evidenced by consistency with the Design Guidelines for On-Premise Signs and 
Awnings:

General:
a) Sign message for all signs is limited to the name of the building “Lee Lofts.” 
b) The large vertical sign replicates a portion of the historic signage, and like the historic 

signage, indicates the building’s use.   
c) Two non-illuminated signs are proposed on the 2nd Avenue N. elevation: the large 

vertical sign replicating a portion of historic signage and a much smaller projecting sign 
located near the building’s primary pedestrian entrance. 

d) The large vertical sign is located in a traditional sign location (see historic photograph).  
The remaining signage is also located on the primary building façade adjacent to the 
street and does not obscure or damage existing architectural features. 

e) All signage contains a black field with white lettering and border similar in design to 
traditional building signage (see historic photograph and ghosting). 

f) All new signage and awning framing is aluminum and will be anchored to the building at 
mortar joints with lag bolts.  The projecting sign will be attached to a permanent 
mounting plate per the design guidelines.   

g) None of the proposed signage will be illuminated. 
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Guidelines for Specific Types of Signs: 
a) Wall Signs – One unilluminated painted aluminum vertical wall sign is proposed for the 

building at the corner of 2nd Avenue N. and 3rd Street N.  It will not be painted directly 
onto the building, and will instead be attached at existing mortar joints to allow for easy 
removal and repair at a future date.  The vertical sign replicates the historic signage in 
width, height, and mounting height.  It is 27’-0” tall by 5’-5” wide and a total of 146.25SF.  
It is mounted approximately 40’-9” above grade.   

o A variance is requested to partially replicate a portion of the traditional signage to 
the proposed size and height. 

b) Projecting Signs – A 3’-6” wide by 1’-6” high projecting painted metal sign (5.25SF) is 
proposed near the 2nd Avenue N. building entrance.  It will be less than 2” thick.  It shall 
be installed using a single permanent mounting plate set into existing mortar joints.  Its 
height at about 15’-6” above grade exceeds the 14’-0” in the guideline and is based on 
its relationship to and design context with an existing pulley and height of the existing 
building entrance and windows.  These existing heights are based on the elevation of 
the raised first floor. 

o Lowering the sign to 14’-0” negatively changes its context, and a variance is 
requested to maintain its proposed height.  

e) Awnings and Awning Signs – The proposed canvas awning will fit within the existing 
entrance opening.  It will be attached into existing mortar joints/non-historic stucco in-fill 
framing as no window or door frames exist above the non-historic entry fenestration.  
The 6’-0” high by 10’-11” wide awning will project diagonally downward and outward 
from the opening with a horizontal projection of 1’-6” from the building.  The awning skirt 
is 12” high. 

5. The alteration will not materially impair the significance and integrity of the landmark, historic
district or nominated property under interim protection as evidenced by the consistency of
alterations with the recommendations contained in The Secretary of the Interior's Standards for the
Treatment of Historic Properties.

The Secretary of the Interior’s Standards for the Treatment of Historic Properties, Standards 
for Rehabilitation have been applied to this project: 

1. The property will remain as residential apartments (its use since the 1980s). 
2. No distinctive exterior materials, features, or spatial relationships will be removed or 

altered as part of the proposed work.  See item 6 below for treatment of deteriorated 
materials.  Missing distinctive features, such as cornice, will be restored. 

3. No changes creating a false sense of historical development are proposed.   
4. Changes that have acquired historic significance in their own right, such as “ghost” 

signage on the west elevation, will be retained.   
5. Distinctive materials, features, and finishes will be preserved and either 1) repaired as 

part of this project or 2) stabilized and protected to allow for future restoration. 
6. Deteriorated historic features, limited to masonry will be repaired wherever possible.  

Severely deteriorated brick and stone will be replaced to match existing.  Restoration of 
missing cornice and replication of signage is based on photographic documentation, 
physical evidence, and research of period-appropriate treatments. 

7. No chemical treatments are proposed other than use of a ProSoCo masonry cleaning 
product at areas of masonry repair. 

8. No archeological resources have been identified at this property. 
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9. No additions or new construction are currently proposed.  Proposed repairs at the 3rd

Street N. entrance at will repair and stabilize remaining existing historic materials, 
features, and spatial relationships.  Proposed modifications to the 2nd Avenue N. 
entrance are limited to non-historic materials and features, and will not negatively impact 
remaining historic features and spatial relationships.   

10. New work is limited to installation of an aluminum sign at a tradition sign location on the 
primary elevation.  It will be installed in existing mortar joints to limit masonry damage 
and allow for easy removal and joint repair at a future date.   

6. The certificate of appropriateness conforms to all applicable regulations of this preservation
ordinance and is consistent with the applicable policies of the comprehensive plan and applicable
preservation policies in small area plans adopted by the city council.

Minneapolis Code of Ordinance, Title 23, Chapter 599, Heritage Preservation Regulations:  
This application complies with application procedure requirements (see attached documents 
and samples), public hearing request, and application fees. 

Minneapolis Plan for Sustainable Growth, Section 8. Heritage Preservation:  This application 
specifically relates to Policy 8.1: “Preserve, maintain, and designate districts, landmarks, 
and historic resources which serve as reminders of the city’s architecture, history, and 
culture.”  Alterations maintain, replicate, and restore the existing building elements that 
convey its significance within the historic district. 

Downtown 2010 Small Area Plan: This application relates to the Downtown’s Physical 
Setting, Historic Resources Policy 16: “Preserve, restore and reuse historic buildings and 
sites downtown.” This project reuses the historic building, restores cornice, and replicates 
sections of traditional signage. 

Downtown East/North Loop Master Plan: This application relates to Chapter 7-Phasing and 
Implementation Plan Preservation of Remaining Historic Fabric.  No demolition activities are 
planned as part of this project.  Work retains the existing scale and serves to repair, 
replicate, and/or restore exterior architectural detail.  The building is also located within the 
Springboard Project G area, but will not impact the proposed West Hennepin: Downtown 
Gateway Development Project. 

The following findings must be addressed if approving a certificate of appropriateness that involves the
destruction, in whole or in part, of any landmark, property in an historic district or nominated property
under interim protection:

7. The destruction is necessary to correct an unsafe or dangerous condition on the property, or that
there are no reasonable alternatives to the destruction. In determining whether reasonable
alternatives exist, the commission shall consider, but not be limited to, the significance of the
property, the integrity of the property and the economic value or usefulness of the existing
structure, including its current use, costs of renovation and feasible alternative uses. The
commission may delay a final decision for a reasonable period of time to allow parties interested in
preserving the property a reasonable opportunity to act to protect it.

Not applicable – no demolition is planned. 
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A written statement by the applicant making the findings that alterations are proposed in a manner that
demonstrates that the applicant has made adequate consideration of the following documents and
regulations:

8. The description and statement of significance in the original nomination upon which designation of
the landmark or historic district was based. (Statement addressed on next page)

The proposed alterations take into consideration and will not negatively impact the 
description and statement of significance regarding the building’s contributing status within 
the Minneapolis Warehouse Historic District outlined in Finding 2.  All work maintains its 
Neo-Classical Revival style features and also serves to restore missing cornice and replicate 
sections of traditional exterior signage. 

9. Where applicable, Title 20 of the Minneapolis Code of Ordinances, Zoning Code, Chapter 530, Site
Plan Review.

No Site Plan Review is required for this project. 

10. The typology of treatments delineated in the Secretary of the Interior's Standards for the Treatment
of Historic Properties and the associated guidelines for preserving, rehabilitating, reconstructing,
and restoring historic buildings.

The typology of treatments proposed are in conformance with the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties, Standards for Rehabilitation and adhere 
to the associated masonry, roof, and entrances and porches guidelines regarding:  

 Identification, retention, and preservation.  
 Protection and maintenance.  
 Repair. 
 Replacement.  
 Design for missing historic features. 
 Alterations/additions for the new use.   

In addition, the following findings must be addressed if approving a certificate of appropriateness that
involves alterations to a property within an historic district:

11. The alteration is compatible with and will ensure continued significance and integrity of all
contributing properties in the historic district based on the period of significance for which the
district was designated.

The proposed alterations are limited to exterior masonry repairs, restoration of missing 
historic cornice, replication of traditional signage, and entrance modifications.  These 
alterations are based on existing photographic documentation, physical evidence both found 
on the building and within the district, and research into period-appropriate designs and 
building style. They are compatible with and ensure the continued significance and integrity 
of the entire district.  
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12. Granting the certificate of appropriateness will be in keeping with the spirit and intent of the
ordinance and will not negatively alter the essential character of the historic district.

The building’s existing contributing features will be retained and protected, and missing 
historic features (such as cornice and signage) will be restored and/or replicated based on 
physical evidence and photographic documentation in conformance with  the City of 
Minneapolis’ Heritage Preservation Regulations outlined in Title 23 of the Minneapolis Code 
of Ordinances including the referenced Minneapolis Warehouse Historic District Design 
Guidelines, Design Guidelines for On-Premise Signs and Awnings, and The Secretary of the 
Interior’s Standards for the Treatment of Historic Properties, Standards for Rehabilitation.   

13. The certificate of appropriateness will not be injurious to the significance and integrity of other
resources in the historic district and will not impede the normal and orderly preservation of
surrounding resources as allowed by regulations in the preservation ordinance.

Approval of this certificate of appropriateness and the proposed work will not be injurious to 
the significance and integrity of other resources in the historic district and will not impede the 
normal and orderly preservation of surrounding resources as allowed by regulations in the 
preservation ordinance.  As mentioned in previous statements, the alterations are fairly 
minimal and limited to repair and stabilization, restoration of missing character-defining 
features, and minor entrance modifications.  Replica cornice and signage closely duplicate 
historic designs, sizes, and profiles while being clearly differentiated as new through choice 
of materials and installation.  

DEMOLIATION OF AN HISTORIC RESOURCE

A written statement by the applicant which addresses the following required findings:

14. That the demolition is necessary to correct an unsafe or dangerous condition on the property, or
that there are no reasonable alternatives to the demolition. In determining whether reasonable
alternatives exist, the commission shall consider, but not be limited to, the significance of the
property, the integrity of the property and the economic value or usefulness of the existing
structure, including its current use, costs of renovation and feasible alternative uses.

Not applicable – no demolition is planned. 

HISTORIC VARIANCE

A written statement by the applicant which addresses the following required findings:

15. That the variance is compatible with the preservation of the property and with other properties in
the area, and that the variance is necessary to alleviate practical difficulties due to special conditions
or circumstances unique to the property and not created by the applicant.

The proposed vertical sign is in conformance with Minneapolis zoning codes and Design
Guidelines for On-Premise Signs and Awnings with the exception of size/area and mounting 
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height.  Its design is based upon existing documentation of historic signage found on the 
building in this location and “ghost” signage found on the west elevation.  It is also 
compatible with similar types of historic painted wall signage found throughout the 
Minneapolis Warehouse Historic District, and a variance will be pursued for this deviation. 

The proposed projecting wall sign is mounted at 15’-6” above grade and is higher than the 
14’-0” mounting height noted in the guidelines.  Its height is based on its relationship to an 
existing pulley and first floor windows.  We will also pursue a variance for this deviation from 
the guidelines and zoning code. 



















I hearby certify that this plan, specification, or
report was prepared by me or under my direct
supervision and that I am a duly Registered
Architect under the laws of the State of
Minnesota
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Front view

Side view

1.5” depth

2.12.15
Tim Olson



lag bolts

steel plates

2.12.15
Tim Olson



Lisa, 

 

Please see the attached restoration program and historic mason qualifications provided by 

American Masonry Restoration Company.   

 

Cleaning: Cleaning with ProSoCo 600 will be limited to portions of the exterior that have been 

repaired to remove excess mortar smear.  No other cleaning is proposed.   

      

              Cleaning Procedure: 

1. Wet surface with cold water applied by low-pressure spray (100-400psi). 

2. Apply cleaner to surface by natural bristle brush or low-pressure spray. 

3. Let cleaner remain on surface for period recommended in writing by chemical-

cleaner manufacturer and established by mockup. 

4. Rinse with cold water applied by low-pressure spray to remove chemicals and 

excess mortar. 

 

Mortar Removal:  Mortar will be removed using hand-held mechanical tools.  American Masonry 

understands the need to protect brick and adjacent construction during removal activities, and 

will only proceed once a removal demonstration mockup has been approved.  They will also 

only use qualified historic masons with experience working on historic buildings to perform the 

mortar removal per the attached qualification.   

 

Please note that all masonry work will be performed under the supervision of qualified historic 

masons to protect the building’s historic integrity.   

 

If you have any other questions, don’t hesitate to let me know. 

 

Amy Meller AIA, NCARB, LEED AP 
  

MACDONALD & MACK 
A  R  C  H  I  T  E  C  T  S,    L  T  D. 

  
Minneapolis Grain Exchange Building 
400 South Fourth Street, Suite 712 
Minneapolis, Minnesota  55415 
T 612.341.4051  F 612.337.5843 
E-mail: AmyM@mmarchltd.com 
 

mailto:AmyM@mmarchltd.com




































East Elevation (facing 2nd Avenue N)



South elevation (facing 3rd Street N) and corner of west elevation
- Ghost signs visible at parapet and between 2nd and 4th floors



View of north (left) and west (right) elevations from alley



Primary building entrance (280 2nd Avenue N.)





Secondary building entrance (200 3rd Street N)
- Served as historic entrance until I-94 and I-394 ramp construction and conversion into apartments.



200 3rd Street N. entrance cast-concrete columns and entablature condition







Previous repairs to cracks in columns



Damage to column capitals









Protective plywood enclosure at entablature and masonry damage













Typical west and north parapet condition with cementitious parge coating, spalling brick, cracks, and missing mortar



Typical south and east parapet condition with missing parapet cap, staining, spalling brick, cracks, and missing mortar



Soft, spalling brick at areas of previous cleanings at south corner of east elevation



Cast stone pilaster base condition with spalling/eroded veneer, cracks, and missing mortar



Cast stone window sill deterioration (above dumpsters)



West elevation window conditions with missing/loose brick headers, deteriorated brick sills, and open joints at jambs



Ghost signs on west elevation at parapet and between 2nd and 4th floors



Black and white ghost sign of previous building tenant



Close-up of southwest corner and parapet condition
- Note brick banding below original cornice and at top of 5th floor windows on south elevation



Close-up of southeast corner and parapet condition (2nd Avenue N. and 3rd Street N.)
- Note brick banding below original cornice and at top of 5th floor windows

Original
cornice
location

Original
horizontal
sign band



Examples of historic building cornices located in the Warehouse Historic District and nearby landmarks.



Examples of large-scale signage located in the Warehouse Historic District and nearby landmarks.







 

 
 
 
 
February 17, 2015 
  
 
 
 
Christie Rock 
Downtown Minneapolis Neighborhood Association-West 
info@thedmna.org  
 
Dear Ms. Rock, 
  
On behalf of Harmony Lofts LP and Advance Realty, Inc., MacDonald & Mack Architects will 
be submitting an application for Certificate of Appropriateness to the Minneapolis Heritage 
Preservation Commission for the exterior rehabilitation of 200 3rd Street North/280 2nd 
Avenue North (currently names Harmony Lofts).  Jamie Heilicher, the property owner, can be 
reached at: 
 

Advance Realty, Inc. 
850 Decatur Ave. N. 
Golden Valley, MN  55427 
T: 763-544-7600 
E: Jamie@advancerealtymn.com  

  
200 3rd Street N. (also known as 280 2nd Avenue N.) was designed by J.I. Stene in the Neo-
Classical Revival style and built in 1907.  It operated as a clothing-and-furnishing goods 
factory under Tibbs, Hutchings & Co. until the company folded in 1911.  It was later used to 
fabricate Lee denim apparel from around 1919 to 1967.  It has housed apartments since the 
1980s.  Remnants or “ghosts” of large-scale historic painted signage from its various clothing 
factory tenants remain on the west side of the building.  
 
200 3rd Street N. is prominently located at the intersection of 2nd Avenue N. and 3rd Street N.  
With the construction of the I-94 and I-394 on-ramp and the building’s shift to housing, the 
primary pedestrian building access was relocated from 3rd Street N. to an entrance on 2nd 
Avenue N. located away from the busy intersection.  Other modifications to the building have 
included the removal and/or modification of character-defining elements – such as metal 
cornice, the cast-concrete entrance portico on 3rd Street N., and large-scale painted signage 
– prior to the building’s designation as contributing to the Minneapolis Warehouse Historic 
District.  Finally, areas of the masonry exterior have deteriorated over time leaving the 
building susceptible to moisture infiltration. 
 



This project maintains the building’s current use as housing and proposes to rehabilitate the 
exterior, including: 

Addressing general masonry maintenance issues including the repair and/or
replacement of deteriorated masonry and repointing to match existing.
Stabilizing and repairing the cast-concrete 3rd Street N. entrance.
Restoring the missing cornice on the two primary elevations and addressing failing
parapet parging and copings on the rear elevations.
Replicating a vertical section of the original large-scale wall signage facing 2nd Avenue
N. (A variance will be required due to the sign’s size and mounting height).
Improving visibility of the 2nd Avenue N. entrance with industrial lighting, a projecting
sign, and an awning.

Please see the attachments for specifics regarding the proposed work. 

This project will appear on either the March 24 or April 7, 2015 HPC agenda for review.  We 
will be sure to notify you in the event the date of the review changes.  In the meantime, please 
don’t hesitate to contact me with any questions or concerns you may have on behalf of 
Downtown Minneapolis Neighborhood Association-West. 

Sincerely, 

Amy Meller, AIA 



 

 
 
 
 
February 17, 2015 
  
 
 
 
Jacob Frey 
Minneapolis City Council, Ward 3 
jacob.frey@minneapolismn.gov    
 
Dear Council Member Frey, 
  
On behalf of Harmony Lofts LP and Advance Realty, Inc., MacDonald & Mack Architects will 
be submitting an application for Certificate of Appropriateness to the Minneapolis Heritage 
Preservation Commission for the exterior rehabilitation of 200 3rd Street North/280 2nd 
Avenue North (currently names Harmony Lofts).  Jamie Heilicher, the property owner, can be 
reached at: 
 

Advance Realty, Inc. 
850 Decatur Ave. N. 
Golden Valley, MN  55427 
T: 763-544-7600 
E: Jamie@advancerealtymn.com  

  
200 3rd Street N. (also known as 280 2nd Avenue N.) was designed by J.I. Stene in the Neo-
Classical Revival style and built in 1907.  It operated as a clothing-and-furnishing goods 
factory under Tibbs, Hutchings & Co. until the company folded in 1911.  It was later used to 
fabricate Lee denim apparel from around 1919 to 1967.  It has housed apartments since the 
1980s.  Remnants or “ghosts” of large-scale historic painted signage from its various clothing 
factory tenants remain on the west side of the building.  
 
200 3rd Street N. is prominently located at the intersection of 2nd Avenue N. and 3rd Street N.  
With the construction of the I-94 and I-394 on-ramp and the building’s shift to housing, the 
primary pedestrian building access was relocated from 3rd Street N. to an entrance on 2nd 
Avenue N. located away from the busy intersection.  Other modifications to the building have 
included the removal and/or modification of character-defining elements – such as metal 
cornice, the cast-concrete entrance portico on 3rd Street N., and large-scale painted signage 
– prior to the building’s designation as contributing to the Minneapolis Warehouse Historic 
District.  Finally, areas of the masonry exterior have deteriorated over time leaving the 
building susceptible to moisture infiltration. 
 



This project maintains the building’s current use as housing and proposes to rehabilitate the 
exterior, including: 

Addressing general masonry maintenance issues including the repair and/or 
replacement of deteriorated masonry and repointing to match existing. 
Stabilizing and repairing the cast-concrete 3rd Street N. entrance. 
Restoring the missing cornice on the two primary elevations and addressing failing 
parapet parging and copings on the rear elevations. 
Replicating a vertical section of the original large-scale wall signage facing 2nd Avenue 
N. (A variance will be required due to the sign’s size and mounting height). 
Improving visibility of the 2nd Avenue N. entrance with industrial lighting, a projecting 
sign, and an awning. 

 
Please see the attachments for specifics regarding the proposed work. 
 
This project will appear on either the March 24 or April 7, 2015 HPC agenda for review.  We 
will be sure to notify you in the event the date of the review changes.  In the meantime, please 
don’t hesitate to contact me with any questions or concerns you may have on behalf of the 
Third Ward. 
 
Sincerely, 
 

 
Amy Meller, AIA 
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