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ABSTRACT 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. Ifpossible, answers to 
all questions should be typed or written directly on the fonns. If the fonns are not used and answers are typed on a separate page, each answer must 
be preceded by the question to which it responds, and the length of each answer should be limited to the area provided. 

~ojectName Phillips Eco-Enterprise Center 

Location Minneapolis, Minnesota 

1. Give a brief overview of the project, including major project goals. 

The Green Institute 's Phillips Eco-Enterprise Center (PEEC) has set a standard for sustainable design and construction in 
a part of the city that is undergoing significant changes. Built on a site that was cleared in the 1980's for a garbage 
transfer station, PEEC is a 63,590 square foot office and light industrial building that is a model green building while 
simultaneously attracting living wage jobs to the Phillips neighborhood. PEEC is on a reclaimed brownfield site that had 
lead, asbestos, and arsenic contamination that was remectiated as part ofthe state 's Voluntary Investigation and Cleanup 
program. Since its completion in October 1999, this state-of-the-art business center has become an important symbol for 
Phillips residents as a source ofpride and the result of a neighborhood working to build its sense of local empowerment. 

Community activists who founded the Green Institute were joined by a team of real estate and business development 
professionals, architects and engineers, construction managers, tenant companies, the University of Minnesota, local 
elected officials and environmentalists . Together they provided the expertise and creative energy to develop the facility 
that has become a teaching tool and a benchmark for other developments. The design team focused on three primary 
environmental goals : 1) to minimize the energy and material resources necessary to construct the facility; 2) to minimize 
operational energy consumption; and 3) to deliver a healthy work environment to building occupants . 

In addition to these environmental goals, the PEEC was designed to provide good paying jobs for local residents. The 
facility 's unique features and sector-focused tenancy were selected, in part, to attract growing companies with good 
paying jobs to this brownfield site in an economically disadvantaged community. 

\. Why does the project merit the Rudy Bruner Awardfor Urban Excellence? (You may wish to consider such factors as: effect on the urban 
environment; innovative or tmique approaches to any aspect of project development; new and creative approaches to urban issues· design quality.) 

The Phillips Eco-Enterprise Center is a prime example of how an urban community can take a problem and tum it into an 
innovative solution. 

The PEEC grew out of an environmental justice struggle in a diverse, low-income neighborhood. Community activists 
used creative approaches to redevelop a polluted site once slated to host tons of garbage. The county had decided that the 
Phillips neighborhood was best positioned to host a garbage transfer station. Undaunted, the community responded by 
developing the opposite of a garbage transfer station - a state-of-the-art environmental businesses center for firms that 
work to eliminate waste. 

The PEEC's comprehensive attention to sustainable design practices was equally as innovative. One of only a handful of 
sustainably designed multi-tenant buildings in the United States, the PEEC pushed the envelope on green design, and did 
so on an urban brownfield site. With attention to the full spectrum of energy and material efficiency, water management, 
renewable energy, daylighting, indoor air quality, and landscape restoration, the PEEC stands out as an innovative urban 
development project. 

The effect ofthe community's vision realized and the innovative des ign techniques employed in the project has been a 
unification and empowerment of this diverse, low-income neighborhood. Once blighted by a polJuted and vacant site, this 
corner ofthe community is now an immense source of pride for residents ofthe PhiJlips neighborhood, the City of 
Minneapolis, and beyond. 



PROJECT DESCRIPTION 
Please answer question in space provided. Applicants should feel free to use photocopies of the applications forrns if needed. If possible, answers to 
all questions should be typed or written directly on the fonns. If the forms are not used and answers are typed on a separate page, each answer must 
he preceded by the question to which it responds, and the length of each answer should be limited to the area provided. 

. . What local issues did this project address? How has it affected the local community? 

Located in one of the most economically disadvantaged and ethnically diverse neighborhoods in Minneapolis, the Phillips 
Eco-Enterprise Center (PEEC) was developed on a site once destined for a large garbage transfer station . In the 1980 's 
the local county cleared more than 20 homes and 5 small businesses as part of its plan to site the garbage transfer station 
in this low-income neighborhood. For more than 12 years local activists fought the county's plan to locate the garbage 
transfer station in their neighborhood. When the county finally backed away from the transfer station plan, the 
neighborhood formed the Green Institute to develop a more productive use for the site. The Institute eventually won 
development rights to four acres of inner city land that was polluted with arsenic, lead, and asbestos. 

In addition to addressing the issues associated with a polluted and vacant site, the PEEC was designed to bring growing 
environmental businesses with good paying jobs to the neighborhood. By bringing as many as 20 businesses with good 
paying jobs to the neighborhood and by working with local job placement organizations to help prepare local residents for 
jobs, the PEEC is addressing the issue of high unemployment in the neighborhood. 

The development of the PEEC brought a state-of-the-art sustainably designed business center with good paying jobs to a 
polluted site in a low-income community. Sixteen tenants with 100 living wage jobs now reside in the PEEC. These 
businesses are committed to hiring locally as they expand their existing staffs. The PEEC's single biggest affect on the 
community, however, has been to create a new sense of pride in the neighborhood. Since the raising of the pre-cast 
concrete panel walls in March 1999, the PEEC has become an important icon in the Phillips neighborhood, a structure that 
engenders pride and a sense of local empowerment. The PEEC has also earned significant national and international 
attention for the community with visitors and praise from all over the United States, India, Japan, and Germany. 

2. Describe the underlying values of the project. What, if any, significant tradeoffs were required to implement the project? 

lne PEEC was designed to be a model sustainably designed building that would bring environmental businesses with 
good paying jobs to an economically disadvantaged community. 

The construction, operation, and decommissioning of buildings consume a majority of the nation 's energy supply and 
other natural resources, and contribute significantly to air and water pollution, greenhouse gas accumulation, and landfill 
pile-up. The PEEC was designed to address the negative environmental affects ofthe built environment by 1) minimizing 
the energy and material resources necessary to construct the facility, 2) minimizing the operational energy consumption, 
and 3) delivering a healthy work environment to building occupants. In addition, the Green Institute sought to utilize the 
PEEC as a model to help others learn more about the economic feasibility of sustainable design . 

Built in an area ofhigh unemployment, the building was also designed to attract companies with good paying jobs to the 
neighborhood. The hope that an innovative design and sector-focused tenant population would lure good companies and 
jobs to a low-income community has been realized. Finally, the project was designed to serve as a symbol of hope and 
empowerment for the local community. The PEEC is testament to what a low-income community can accomplish. 

Inevitably, the development of the PEEC involved tradeoffs throughout the project. The community's original vision was 
tweaked along the way as a result of site pollution, plans for the area 's first light rail line, limited financing, economic 
feasibility, and a deadline for acting on development rights. As a result of these constraints, the project was delayed, does 
not yet include renewable energy sources, and contains fewer energy-saving features than could have been implemented. 
Throughout the process, however~ the Green Institute has been able to maintain the core ofthe community's vision for an 
environmental business center that is attracting good-paying jobs to the neighborhood. 



PROJECT DESCRIPTION (CONT'D) 

3. Describe the key elements of the development process, including community participation where appropriate. 

•rom its initial vision forward, the PEEC has been community driven and has had considerable community participation. 
A multidisciplinary team of community activists, environmentalists, real estate and development professionals, architects 
and engineers, construction managers, tenant companies, and university students provided the expertise and creative 
energy to develop the facility. 

The Green Institute was incorporated in 1993 and began work on the PEEC as well as two other nonprofit business 
ventures . Two years later the University of Minnesota hosted a design charette that allowed the community to lay the 
foundations for the design ofthe building. After officially receiving development rights to the site in the spring of 1996, 
the Green Institute began work on a master plan. The community again provided significant input into this plan, which 
was completed in 1997. 

The Green Institute then assembled a development team that included LHB Engineers and Architects, Kraus Anderson 
Construction Company, and Welsh Companies . In the creation ofthis team, the Green Institute evaluated candidates 
based upon their commitment to sustainable building practices and/or willingness to explore unconventional, more 
environmentally sound techniques. 

Assembling the various site parcels and testing them for pollution was another key element in the development process . 
In 1998 the Green Institute concluded a complex series of land swaps and acquisitions and the State of Minnesota 
approved $1.5 million in financing in the form of a l 0-year forgivable loan for the building. Building construction began 
in November 1998 and the facility opened with a community celebration in October 1999. 

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable. 

Total development costs for the 63 ,590 square foot building were $5 .3 million or $83 .35 per square foot. 

rhe State of Minnesota provided $1.5 million in the form of a forgivable loan. This loan, which requires no principal or 
mterest payments, will be forgiven after 10 years if the Green Institute meets the state's requirements for ownership, 
employment, and business attraction. 

Bremer Bank provided a 20 year $3 .15 million loan to fund the majority ofthe project. The Green Institute raised 
$65,000 in additional equity from private foundation and individuals interested in the goals of the project. 

The project's environmental features increased costs by $350,000 or 6 percent ofthe totaJ project cost. However, these 
features result in significant operating cost savings and are expected to pay for themselves in 12 years . 

5. Is the project unique? If so, how is the model applicable to other urban settings? 

The PEEC is a unique development for its community involvement, inner-city brownfield location, job creation, and 
sustainable design . The Green Institute and the PEEC were born out of a community-based environmental justice 
movement. Community input was sought throughout the process and, as a result, the neighborhood feels real pride and 
ownership in the success of the project. The community created this successful development despite several challenging 
obstacles, including a polluted site consisting of over 20 separate parcels and self-imposed leasing criteria that sought to 
attract environmental firms with job creation potential. 

Finally, the PEEC is unique in its design . To date, only a handfuJ of other multi-tenant commercial facilities in the United 
States have employed as comprehensive an approach to green building principles in design, construction, and operation. 
Other developments have used some ofthese energy and environmental strategies but not as many in a single structure 
with multiple tenants. With attention to the full spectrum of energy and material efficiency, water management, 
renewable energy, daylighting, indoor air quality, and landscape restoration, the PEEC stands out as an innovative project. 

fhe Green Institute believes that the project will serve as a model for other urban development efforts. The PEEC is 
evidence of what can be achieved by committed neighborhood residents . It is also a living model ofhow communities 
can attract economic activity through brownfield remediation and sustainable design efforts. 



COMMUNITYrREPRESENTATIVE PERSPECTIVE 

Name: Dean Zimmerman Title: Board Member 
Organization: self-employed Telephone: 612-388-1311 
Address: 2416 1 ih Ave. So. 

Minneapolis, MN 55404 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available 
for reproduction or use by others, for any purpose whatsoever, the materials submitted. The 
applicant warrants that the applicant has full power and authority to submit the application and 
all attached materials and to grant these rights and permissions. 

·signature 'd~p~ ~ 
How did you, or the organization you represent, become involved in this project? What 
role did you play? 
I was actively involved in the fight to stop the garbage transfer station in Phillips and as a 

.- . neighborhood resident followed the efforts of the Green Institute to acquire and develop 
the transfer station site as the Phillips Eco-Enterprise Center (PEEC). I attended the 
Green Institute's annual meeting in the neighborhood in Qctober 1997, nominated myself 

~ .. · from the floor and was elected to the board. As a member of the board, I participated on 
the subcommittee that selected the architect for the PEEC project and at various stages of 
the project's planning, financing and development. I also organized a volunteer effort to 

. dismantle and transport a I 0-kilowatt wind machine that was donated to the PEEC. 

From the community's point of view, what were the major issues concerning the 
project? · 
The community wanted the Green Institute to have all of the land that had been cleared for the 
garbage transfer station. However, a private business in the area also sought some of the land for 
outdoor storage of trucks and equipment. The community's goal was to develop a model green 
building for green businesses that would bring clean, good-paying jobs to the neighborhood. 
This goal was so important that the neighborhood allocated about $500,000 of its Neighborhood 
Revitalization Program funds to support the Green Institute and the project. One of the issues 
that neighborhood activists identified in fighting the garbage transfer station was how much 
good, reusable building material was going into the waste stream and into landfills. One of the 
issues was how to develop a facility that would be an alternative to this kind of waste and would 
reduce the need for transfer stations. 

What tradeoffs and compromises were required during the development of the 
project? How did you participate in making them? 
The neighborhood compromised with the private business on the division of the transfer 
station site and with the state Department ofTransportation over land for a light rail 
transit line. Some compromises had to be made during the development on renewable 
energy and environmental goals based upon available funding. We agreed that not all 
tenants had to be green businesses in order to get space in the building leased in a timely 
manner. I participated in discussion of these compromises and tradeoffs and approved 
the major items as part of regular meetings of the board. 



Has this proje~(inade the community a better place to live or work? If so, how? 
.,,,.---,;' 

The PEEC is a real source of pride within the Phillips neighborhood because it represents 
the success of neighborhood residents in organizing and fighting the garbage transfer 
station and then creating their own vision of economic development. It is a source of 
pride for the awards it has won and the visitors that have come to see it from across the 
country and around the world. With the PEEC, the Green Institute has established itself 
as a resource for environmentally sound, sustainable development and now it is a credible 
organization that the neighborhood can tum to for assistance with other development 
initiatives. These benefits are in addition to the current and future potential of having 
nearly 200 jobs in the facility with the Green Institute actively engaged in recruiting, 
training and placing local residents in jobs with PEEC tenants. The economic benefits of 
this local job creation is in the millions of dollars, which will strengthen the area 
economy and improve the standard of living for families. 

What would you change about the project, or the process you went through? 

Even though the building has over 200 energy and environmental strategies and is 
considered to be one of the greenest buildings of its kind in the country, more could have 
been done if the knowledge and funding had been available. The building is very energy 
efficient but currently lacks any renewable energy system. We hope to erect the wind 
machine and have some photovoltaics installed in coming months. Other design 
elements that we would have liked to include were radiant floor heating and living 
machine technology that is an on-site graywater treatment system. The organization was 
always very tight on finances and it might have been easier if more fundraising was done 
before beginning construction although this would have delayed the start of the project. 
The process of developing a large project such as this was difficult for a community
based organization that was only a few years old. It required a great deal of time on the 
part of board members, who as volunteers have a limited amount of time. That meant 
some of the decision-making had to be delegated to staff and paid consultants on the 
development team rather than being made by the board. The board could have worked 
more closely with the staff at a greater level of detail on the project. 



PUBLIC AGENCY PERSPECTIVE 

Name: Karen Clark Title: State Representative 
Organization: Green Institute Telephone: 651-296-0294 
Address: 503 State Office Building 

St. Paul, MN 55155 
Fax: 651-297-8128 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available 
for reproduction or use by others, for any purpose whatsoever, the materials submitted. The 
applicant warrants that the applicant has full power and authority to submit the application and 
all attached materials and to grant these rights and permissions. 

Signature__~----~----1+---~~--------

What role did your agency play in the development of this project? Describe any 
requirements made of this project by your agency. 

The State ofMinnesota provided a $1.5 million forgivable loan to the Green Institute as part of 
the 1998 state bonding bill. As the state legislator representing the area that includes the Green 
Institute, I was the chief author of the legislation in the Minnesota House of Representatives and 
also served as a House conference committee member for the final bonding bill. The bill was 
ultimately passed and signed into law by the Governor. The loan was administered by the 
Minnesota Department of Trade and Economic Development (DTED). The loan, which requires 
no principal or interest payments, will be forgiven 20 percent each year for five years beginning 
in the sixth year if the Green Institute meets certain requirements. First, the Green Institute is 
required to own and operate the facility. Second, the facility must create or retain at least 64 
jobs. And third, the facility must focus on tenants in the energy-efficiency, renewable energy, 
environmental technology, recycling or related green business fields. 

How was this project intended to benefit your city? What tradeoffs and 
compromises·'were required to implement the project? How did your agency 
participate in making them? . 

The PEEC benefits the city by bringin~~concentrated poverty and 
relatively high unemployment. The PEEC's sustainable design and energy-efficient 
operations are also models that have influenced other development activities in the city 
and have attracted a large number ofnational and international visitors to the facility. 
The site proposed for the PEEC was originally planned for a large garbage transfer 
station. In the 12-year effort to defeat this proposal, neighborhood activists compromised 
with other area businesses that were interested in developing the site and with the 
Minnesota Department of Transportation on use of a portion of the site for development 
of a light rail transit line. The Green Institute made tradeoffs to clean up contamination 
on brownfield portions of the site and negotiated with the city on a realignment of a 
public street to better accommodate the PEEC project. As the elected representative of 
the area, I participated in the struggle to stop the garbage transfer station and helped by 
making phone calls and writing letters to other agencies on behalf of the Green Institute 
and advocating for their position and the position of the neighborhood on these issues. 



Describe the project's impact on the neighborhood and the city. Please attach 
relevant data where available. 

The PEEC has had a significant impact on the neighborhood, not least because it has 
come to symbolize what a low-income neighborhood can do to control its own economic 
future. Currently, 100 people are working in the PEEC facility and a recent survey of the 
tenants by the Green Institute found that these tenants expect to create an additional 59 
jobs over the next two years. There is also about 14,000 square feet of additional space 
to rent in the facility which means the building could will bring nearly 200 jobs to the 
area, or three times the number required by the state for its forgivable loan. The project 
has established the Green Institute's reputation as a community-based, environmentally
oriented development organization. Its expertise is being called upon for other projects in 
the city and the Green Institute is playing a leadership role in other development projects 
in the Phillips neighborhood. The neighborhood and the city is increasingly looking to 
the Green Institute for assistance in energy-efficiency, sustainable design and eco
industrial development strategies. 

Did this project result in new models of public/private partnerships? Are there 
aspects of this project that would be instructive to agencies like yours in other cities? 

The forgivable loan agreement between the state and a private, non-profit development 
organization was unique in requiring the Green Institute to own and operate the facility. 
The state loan served as "owner's equity" that was the key to leveraging conventional 
private bank financing for the balance of the project. The loan agreement maintains a 
state interest and a guarantee ofperformance in the facility for 10 years without 
burdening the project with loan payments. The PEEC is also noteworthy for bringing 
together resources from city, county, state and federal agencies, as well as the private 
sector. The aspects of this project that would be instructive include using a state-of-the
art facility to attract new and emerging technology companies to an inner-city area. The 
nature of the jobs created by these green business sector companies is also a good fit with 
skills levels of an inner-city workforce. The use of the forgivable loan is a tool that other 
states may want to use to assure goals for economic development and job creation are 
met. 

What do you consider to be the most and least successful aspects of this project? 

The most successful aspects are the energy and resource-efficient features of the building 
that have attracted numerous awards and requests for information. Also, the tangible 
success of the project has emboldened neighborhood residents to become more active in 
other development projects that affect them and have a base of knowledge gained by 
working on the PEEC. The least successful aspect was an inability to secure a larger site 
for development of a project that would have brought even more jobs to the area. Also, 
only a limited number of the jobs initially in the facility have gone to Phillips residents, 
although the Green Institute is working to assure that at least one-half of all job openings 
in the future are filled by residents who are low-income and/or live in the Phillips 
neighborhood. 



From: Michael Krause 612-278-7101 To: David Stokes Date: 11/29/2000 Time: 3:42:12 PM Page 4of5 

PROFESSIONAL CONSULTANT PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area 
provided. • 

This sheet is to be filled out by a professional who worked as a consultant on the project, providing design, planning, legal, or other ser-
vices. Copies may be given to other professionals if desired. "' 

Name David Stokes litle 

Organization Welsh Compan:j.es, LLC Telephone (65~ 665-5786 

Address 401 N- Robert, Suite 225 City/State/ZIP St Paul , MN 55] OJ 

Fax(651) 665-5396 E-mail dstokes@welshco.com 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any 
purpose whatsoever, the materials submitted. The applicant,warrants that the applicant has full power and authority to submit the 
application and attac ateri d to grant these rights and permissions. 

Si nature 

1. What role did you or your organization play in the development of this project? 

Welsh Companies served in several of the real estate roles for The Green Institute's 
Phillips Eco-Enterprise Center (PEEC). Specifically, Welsh Companies: 

1. Coordinated the site assemblage of the land, from several land owners; 
2. Leasing; and 
3. Property Management. 

2. From your perspective, how was the project intended to benefit the urban environment? 

The project provided several significant benefits to the Minneapolis urban 
environment, including: 

A. Demonstrating that there is demand for industrial and office space in low-income 
areas, because the area serves as a good source of labor and has excellent public 
transportation. 

B. Redevelopment of brownfields can lead to the creation of additional tax base for 
the City and new jobs. 

C. Provided~numerous practical examples of how materials can be re-used and 
recycled in new buildings. 

D. Provided many examples of how cutting-edge energy savings devices can be 
applied to new buildings. 

3. Describe the project's impact on its surroundings and on the people in the area. Do you have data that document these impacts? 
Attach supplementary material as appropriate. · 

The project has had a dramatic impact on its surroundings. With an asphalt plant to the 
west and an older, under-utilized shopping center to the south, it sets a new archiectural 
standard of what can be created in the area. With the strong occupancy in the building 
it also shows tooothers theFeiis demand for quality office and warehouse space in the 
urb~n core. 

mailto:dstokes@welshco.com
https://Compan:j.es


From: Michael Krause 612-278-7101 To: David Stokes Date: 11/29/2000 Time: 3:42:12 PM Page 5 of5 

PROFESSIONAL CONSULTANT PERSPECTIVE (CONT'D) 

4. What tradeoffs and compromises were required during the development of the project? How did your organization participate in 
making them? · 

~leiny trade-offs and•.:compromises were made through-out the course of this project. 
cine of the biggest challenges, and strengths, of this project was setting very high=·~':::-:. 
standards for environmental goals, but being realistic to c_ompromise ·on certain 
real world issues to keep the_ project moving forward. For example, the location 
and orientation of the buiding was initially designed to. achieve the highest amount 
of day-1 ighting possible. Due to certain"constraints, such as the location of a new 
rg§§way and l igbt rail transit route being constructed on the east side of the 
building, the orientation was adjusted to fit the building on the side in a way to keep 
space leasable, but still maximize the day-lighting as much as po~sible. 

5. What are the most and least successful aspects of this pro1ect? 

From Welsh Companies' perspective, the most successful aspect of the project is-~ 
demonstratlng the demand foi office and industrial ~pace in the urban core. Another 
successful aspect is remediat·trng;a brownfield site. A less successful aspect is that 
the light rail transit route will run closer to the bwilding than ideally desired. 

6. HOW might this project be instructive to others in your profession? 

This project is instructive to the real estate industrjyin demonstrating: 

A. The demand for, office/warehouse space in the urban core. 
B. Redevilopment of brownfields 
C. The practical application of re-used materials and energy saving devices. 



ARCHITECT OR DESIGNER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided. 

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other vices. 
Copies may be given to other design professionals if desired. 

Name Richard A. Carter Title Vice President 

Organization LHB Telephone (612) 338-2029 

Address 250 Third Avenue North, Suite 450 City/State/Zip Minneapolis, MN 55401 

Fax (612) 338-2088 Email rick.carter@lhbcorp.com 

The undersigned grants the Bruner Foundation permission to use, reproduce or make available for reproduction or use by others, for any 
purpose whatsoever, the materials submitted . The application warrants that the applicant has full power and authority to submit the 
application an a ache ateria t gran ese rights and permissions. 

1. Describe the design concept of this project, including design considerations, choice of materials, scale, etc. 

The Phillips Eco Enterprise Center (PEEC) was born out of an inner city Minneapolis neighborhood struggling to stop Hennepin County from 
building a waste transfer station. The County agreed to the neighborhood's demands and challenged them to devise a higher and better use for the 
land. Community organizers came together on a dream for an environmentally sensitive job creation center. 

The project was designed as two distinct, but integrated parts; a 44,000 sq. ft.. warehouse structure connects to a 20,000 sq. ft. two sto office 
building. In order to set the building apart and attract tenants, PEEC needed to express the communit ' s vision b creating a building that respected 
the ecological, social and economic issues that faced the community. The building demonstrates environmentally sound design at every level 
starting with the location·. The building is located at the intersection of two major urban thoroughfares-the state's first LRT route and a bike and 
transit corridor running from east"to west across the metro area. 

The building itself focuses on occupant health, energy and resource efficiency. Occupant health and comfort has been great! improved through 
material selection, appropriate ventilation, and I 00% daylighting and operable windows. Every occupant in the entire complex has access to 
operable windows. Energy use will be 50% less that a typical building of its kind built in the market today. In addition to the da lighting and geo
thermal, this is accomplished through the use of very efficient mechanical equipment, beat recovery units, daylighting controls, occupanc sensors 
and a sophisticated solar tracking skylight system. The site was designed to manage all stormwater through detention ponds elimination of curbs 
and native planting areas. It is also used for generating a portion of the building's heat through a geo-thermal weIJ field driJled 200 feel into the 
ground below, in a portion of the native prairie area. 

Resource efficiency was accomplished by limiting the use of materials, using durable materials with lower maintenance needs, and most visibl , b 
incorporating salvaged materials. For example, the entire fa~ade of the office portion is salvaged brick from a demolished office building in 
Chicago and the majority of the structural steel joists in the warehouse building were salvaged from a deconstructed warehouse in rural Minnesota. 

The Phillips Eco Enterprise Center bas become an icon in the neighborhood that helped to create it. The "dream" has become a symbol that stands 
for social, economic and environmental justice for aIJ . 

2. Describe the most important social and programmatic functions of the design. 

The most important social and programmatic functions of the design was to make sure it reflected the goa ls of the community. It had to be designed 
to attract the right tenants to fit the goals of the client to "create sustainable, community-based environmental enterprises." The building houses a 
mix of social-service and industrial tenants that have an environmental focus . It also had to be designed to create jobs and economic acti ity in the 
neighborhood and produce a sound environmental outcome. PEEC provides 150 living-wage jobs for residents of this commun.it . 

It has become a benchmark for planning, design and construction for similar sustainable projects. One of few sustainable industrial buildings in the 
world, this project has a social as well as environmental conscience. From its inception, PEEC's intent was to be a sustainabl designed facilit that 
would house environmentally conscious businesses and provide employment for the residents of its community. 

The building offers office and manufacturing spaces. The curving, two-story glass curtain wall welcomes visitors into a sun Lit atrium. Design 
features also include operable windows, several common meeting rooms carpeted I 00% recyclable materials, bathrooms with salvaged sinks and 
cabinets, and showers for bike commuters. A roof-top garden is also being planned as a place where employees can use as a break area. 

In addition to looking at components of the building, LHB looked at the building in terms of its future life. We incorporated things like 
deconstructable elements, such as the stair towers that can be taken apart, moved and reassembled. 

https://commun.it
mailto:rick.carter@lhbcorp.com


ARCHITECT OR DESIGNER PERSPECTIVE (CONT'D) 

3. Describe the major challenges of designing this project and any design/tradeoffs or compromises required to complete the project. 

In the beginning, the biggest challenge for the creation of the building was getting the County to understand the dream and dedication of the 
community to have it exist. Once that was overcome, it was bringing all groups together to build consensus on the vision of the project. We to had 
make the non-believers believe that this project would be environmentally friendly and spruce up the economy of the community. 

Other challenges included: 
• Convincing leasing agents that this unconventional design would work. 
• Working with code officials to use products and systems that they were unfamiliar with. 
• Selecting and working with contractors in the same way. 

4. Describe the way in which the project relates to its urban context. 

The Green Institute selected LHB to design a facility on a restored inner-city brownfield site that would meet The Green Institute s goals of creating 
an environmentally friendly building and providing jobs for the community. The facility is easily accessible by environmentally sensitive 
transportation such as bus, pedestrian and bicycle modes. The center is also located on a future hub for the city' s light rail system. 

Although those are very important uses of space, how this project really relates to its urban context is the use of land itself. For example we 
restored the prairie field to filter roof runoff and cover the geothermal wells that heat and cool the office portion of the building. A sun-tracking 
daylighting systems reflect light into the facility. A roof top garden will be cultivated to help cool the building and provide a recreational area for 
the tenants. Parking lots on the north side of the building were fitted with biofiltration strips double as parking lot islands. Instead of using 
traditional curb and gutter design, stormwater from the parking lots is filtered through the strips, which help remove oil and sediment before the 
water enters the sewer system. 

5. Describe the strengths and weaknesses of the project's design and architecture. 

Strengths include but are not limited to : I. Design features relating to energy performance included energy reduction by 50% (vs. traditional code
compliant building) through solar orientation, daylighting, advanced glazing system,geo-thermal environmental control air-to-air heat exchange, 
efficient lighting and controls. 2. Design features relating to resource conservation included a minimum 10% of construction materials to be deri ved 
from salvaged sources and 25% derived from recycled materials. Minimizing use of interior finish materials was emphasized. Finishes were 
selected based on their long life span and potential for disassembly and reuse. Locally-produced materials and an aggressive construction site 
recycling program were utilized. 3. Design features relating to the reduction of the project's impact on ecology included a roof garden, nati ve 
landscaping, reduction of construction materials providing negative off-gassing, rain water harvesting, and gray water reuse. 4. Spaces designed for 
adaptability with deconstructable elements, such as stair towers that can be disassembled and reused in the future. 

Some of the weaknesses include: 
• Not being able to reach goal of l 0% salvaged materials 
• Not being able to incorporate same items due to code constraints (ie: waterless urinals) 
• Constant need to tweak (ie: adding strip florescents in corridor in order to turn off the metal halide lights at night. 
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A new building housing energy-related companies and environmental organizations is a mod~l of ecological innovation. 

Green enterprise 
By Unda Mack 
Star Tribune Staff Writer 

In the 1970s, the JO-acre site 
east of Hiawatha Avenue and 
north of Lake Street was slat

ed to be a Hennepin County gar
bage transfer station. Instead, 
the Green Institute, an environ
ment-oriented nonprofit devel
oper, has used about half the 
land to build one of the most 
ecologically forward-looking 
buildings in the state. 

Since it was completed last 
year, the 64 ,000-square-foot 
Phillips Eco-Enterprise Center 
has garnered awards from tlie 
U.S. Environmental Protection 
Agency and the American Insti
tute of Architects. This month, it 
has been nominated for a Gov
ernor's Award for Excellence in 
Waste and Pollution Prevention. 

The building, at 2801 21st Av. 
S., houses offices and ware
house space for private energy
related companies and non
profit organizations, including 
the Green Institute. 

Michael Krause, the insti
tute's executive director, said 
the building's planners had 
three goals: to reduce the build
ing's annual energy consump
tion by 50 percent from what is 
required by the building code; 
to choose materials and 
resources to minimize energy 
use in manufacturing or trans
port; and to create a healthy 
indoor work environment by us
ing natural light, air and 
comfortable temperatures. 

Access by forms of transit 
other than car also was impor
tant. The Midtown Greenway 
and its bike path will run on the 
north side of the property, and 
the Lake Street light-rail transit 
station will be a block away. 

Krause aid most of the 200 
energy-saving strategies em
ployed in the building had been 
tried somewhere before. 

Star Trbune photos by David Brewster 
The PhUlips Eco-Enterprise Center at the Intersection of 28th St. and 
Hiawatha Avenue In Mlnneapolls may be the most sophisticated of the 
growing number of buUdlngs known for sustainable design. Developed by 
the Green Institute, a nonprofit, environmentally oriented urban developer, 
the 64,000-square-foot building serves as an Incubator and office/manu
facturing space for nonprofits and energy-related businesses. 

"There was nothing revolu
tionary,• he said. "What's 
unique is that we tried to bring 
together so many of them in one 
package. • 

There were quantitative goals 
as well, said Rachelle Schoessler 
Lynn of LHB Engineers and Ar
chitects. One-quarter of the ma
terial used should be recycled 
content; 15 percent should be 
salvaged or reused. 

So even though the building 
doesn't look radically different 
from other buildings, it is, down 
to its core. The building is 
heated and cooled by using a 
geo-thermal exchange system 
capturing the relative warmth of 
the earth in winter and sending 
heat bac.k in summer. 

All 22,000 bricks w.ere reused. 
The door to Krause's office was 
recycled from a community cen
ter in Mound, the window from 
a house on Cedar Lake. The 
treads on the main stairs are 
Douglas fir once used on the 

Army base in Arden Hills. Fifty 
tons of steel trusses in the ware
house space were recycled from 

a warehouse in Hugo. Krause 
said that alone saved huge 
amounts of energy that would 
have been used to manufacture 
new steel. 

The reuse of materials is 
paired with innovative energy 
systems. A monitoring system 
measures motion, temperature, 
light, carbon dioxide and carbon 
monoxide throughout the build
ing to regulate energy use. If few 
people are in the building, the 
systems slow down. If a bunch 
of people are sitting in a confer
ence room , the system will 
pump in more oxygen. 

In function, the center is an 
office/industrial building like 
many that line suburban high
ways. Start-up businesses and 
nonprofit organizations rent of
fi ce space and can use the 24-
foot -high clear space for manu
facturing, storage or a second 
floor of offices. The spaces are 
as flexible as an erector set; even 
a stairway could be dismantled 
and moved. 

Tenants are encouraged to 

use nontoxic paints and materi 
als like burnished concrete 
block that don't need sheetrock
ing or paint. Carpet - what car
pet there is - has been used 
already. Much of the flooring is 
a new product called Soleniurn 
that looks like tightly woven car
pet but is recyclable and clean
able with soap and water. 

One of the most impressive 
features is the light. Skylights 
with mirrors track the sun like 
sunflowers to maximize the light 
reflected to inside spaces. Entire 
corridors, office areas and ware
house spaces are bright -with 
no artificial light. 

Yet to come is a roof garden, a 
half-acre prairie and a canail 
garden that will help capture· 
storm water. The roof garden also 
will include tables and chairs. 

"We're basically plants," 
Krause said. "Just give us a little 
light and water, and we'll flour
ish." 

@ Staff writer L/nda Mack can 
be co11 tacted at 

lmack@startribune.com 

Reflectors direct sunlight 
through skylights Into the 
Eco-Enterprise Center, 
which utUtzes a minimum of 
artlflclal Hghtlng. 

NEWS &NOTES 
Earth Day top 10 

The architects for the Green Institute, LHB Engineers & Archltects, 
earned two spot on the American Institute of Architects' Earth Day 
"Top JO" this year. In addition to recognition for the Green lnstitute's 
Phillips Eco-Enterprise Center, the firm was cited for the Wendy and 
Malcolm McLean Environmental Llving and Learning Center at North
land College in Ashland, Wis. Toe 40,000-square-foot building, which 
features a wind turbine, solar hot water system and resource-efficient 
materials, houses students studying energy performance, materials and 
sustainable design. LliB is a I JO-person firm with offices in Duluth and 
Minneapolis. The Weidt Group of Minneapolis, which specialize in 
energy design, assisted in both projects. - Linda Mack 

mailto:lmack@startribune.com
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n this unseasonably warm and sunny opened with lirde fanfare last month. The 
November afternoon, Annie Young building is the most ambitious project yet 
sics like an Alaskan soap sculprure by the Grttn Institute, an environmental 
on the litde bench just oucside her and economic development organization 
frontdoor. For U years she has lived Young helped 10 found with communiry ream 

From Lego model 
to model building, 
the Phillips Eco
Enterprise Center 
grew from Annie 
Young's dream of a 
better life for 
Phillips residents. 

here in Minneapolis' Phillips neigh
borhood, an area corralled by free-

ways, factories, foundries and some of the 
city's most acute socio-economic distress. 
Yet today, she seems undisrurbed by the 
heavy equipment lumbering along her street 
and the traffic zooming by on Hiawatha 
Avenue just behind her house. 

As she sics with rounded shoulders and a 
far-away expression, friends might say that 
an uncharacteristic mellowness has momen
tarily descended upon her. And why not? 
Foe the last several weeks, Young's been 
fighting a cold and the Bu, and for the past 
seven years she's been battling local govern
ment. 

Bur Young is not one to give in, and her 
fighting spirit has won more than a few vic
tories for the local communi[J< The most 
recent evidence of her success sits just 
blocks from her doorstep: the Phillips Eco
Enterprise Center, a sreel and glass testa
ment ro community activism and coviron
mencal engineering that will hope£ully pro
vide up to 150 jobs in a neighborhood with 
double-digit unemployment. 

The Eco-Enterprise Center officially 

support in 1993. 
"I've been a protester for years, and you 

don't usuaHy win against the big guys," she 
sighs. 

Though she is exhausted by the Eco
Enterprise C:Cmer project's steep "seven
year learning curve," the 57-ycar-old Young 
is nor coo tired 10 perk up and tell the story 
that stretches back 20 years, well before she 
moved to Phillips. II\ the late 1970s, 
Hennipen Counry razed five businesses and 
28 homes in Prullips co make space for rhe 
garbage transfer station-,,. place where 
small trucks dump garbage, crews consoli
date it and bigger trucks haul it to a landfill 
or the incinerator downtown. 

Had rhe counry fulfilled its long-rerm 
plan, the transfer station would have gob
bled up more rhan ten acres and stood fi ve 
stories high. Some estimates suggested that 
at maximum capacity, up to 720 garbage 
trucks would have pulled in to dump each 
day-'1hout one per minute. 

To halt the transfer station, Young and 
other concerned rcsidencs took on the coun
ry commissioners in what she calls the "fish 
bowl" downcown, a glass-<encased confer-

THERE'S ENOUGH ENERGY IN A IOLT OF 
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ence n the 24th floor of the 
Gove.......... Center. For months, disputes 
ranged from the practical-had Hennepin 
County's award-winning recycling program 
made the garbage transfer station unneces
sary?-to the incendiary-was the county 
dumping the transfer station on Phillips' 
because the neighbocliood's predominantly 
poor, predominantly minority popuJation 
were viewed as powCrless? 

Evenrua11y, ccononiics not p()Jirics won 
out. As recycling increased, it became obvi
ous that the cost of the garbage transfer sta
tion far outweighed clie benefit. That made it 
easier for the Green Institute to successfuJJy 
argue that buying the land from cl,e county 
and building an environmentally friendly 
business center made the best long-term 
sense. 

"Sometimes, we brag that we saved 
Hennepin County millions of dollars [by dis
couraging the garbage transfer station 
plan]," says Corey Brinkema, the Green 
lnstitute's business development director. 

tinue to help the Phillips neighborhood gen
erate assets." 

Green Institute members hope there will 
. be other benefits as well, including the trans
fer of technology and building methods that 
encourage energy and ecological sustainabili
ty and conservation, two of the driving prin
ciples behind the design of the three-story 
Eco•Enterprise Center. 

Most of the Eco-Enterprise Center was 
constructed with salvaged or recycled materi
al. And despite the bitter cold of Minnesota 's 
winters, the 64,000-square-foot building has 
no furnace. It is heated and cooled by a geor
hermal exchanger that draws heat from the 
earth. A battalion of solar panels on the roof 
generates much of the electricity. 

New Millennium Model 
As the project developer, the Green 

Institute reviewed more than a hundred green 
building and energy efficiency strategies. 
They took the best of what they found and 
incorporated it into the institute design. It 
secured financing through the State of 

Th~ Phillips Eco-Enterprise Center Is designed to showcase energy-efficient and environmentally 
friendly constiuctlon methods, says the Green lnstttute's Corey Brlnkema. Solar panela capture the suns 
energy on the lnstttute's roof Oefl) •An Inviting stairway near the front entrance encourages tenants 
and visitors to walk up Instead of taking the elevator. 

"But the real service that Annie and others 
provided comes when you consider that the 
station would have involved fewer jobs and 
lots more pollution." 

Walter Eisner agrees. For the past four 
years, Eisner sat on the Green Institute's 
board of direcrors. He served as the chair
man of the development fina.nce committee 
for the last two. The Eco-Enterprise Cenrer, 
Eisner says, offers the community real oppor
tunities to create wealth and keep it in the 
neighborhood. 

Currently, there are more than 100 social 
programs in Phillips to assist 18,000 resi
dents-SO percent of whom live below cl,e 
federal poverty line. Those organizations 
provide necessary food, shelter and clothing, 
Eisner points out, but the money gets spent, 
and then it's gone. . 

"But (the Eco-Enterprise Center) is the 
most perfect example of teaching someone to 
fish as opposed to giving someone a fish," 
Eisner explains. "This building investment is 
one that's going to provide jobs that will 
bring a return to the community. It will con-

Minnesota (a Sl.5 million forgivable loan) 
and St. Paul's Bremer Bank ($3.1 million). 
Brinkema notes that though the green build
ing costs approximately ten percent more up 
front, many of the building's efficiencies will 
pay fo r themselves in five years or less. In 
fact, energy savings should rop 50 percent 
over conventionally built facilities. 

However, before any banker would budge 
on such a speculative loan, Btinkema needed 
to get leases signed ahead of time-prefer
ably from companies connected in some way 
to the environment. Filling the center with 
office and light manufacturing tenants sight
unseen proved a tough challenge. But enough 
tenants signed to give the Green Institute the 
green light. Pioneering renants like Energy 
Conservatory, the lmpacr Energy Controls 
Corporation and the Indigenous Women's 
Network occupy about 55 percent of the 
Another tenant, management consulting firm 
Impact (not ro be confused with Impact 
Energy Controls Corporation), chose to relo
cate to the Eco-Enterprise Center because it 
gave the company an opportunity to tap into 

the local labor pool of 
unemployed and under 
employed people. At 
roughly 15 percent, the 
PhiUips neighborhood's 
unemployment rare is 
nearly three and a half 
times higher than the 
national average. 

Another tenant, 
Minnesota WaveTech, full
service Internet service 
provider, moved into the 
Eco-Enterprise Center 
because the state-of-the art building afforded 
them direct access to a fiber optic network. 
They also liked the building energy efficient 
design. 

"Using recycled resources and working in 
an energy efficient environment is something 
we appreciate,• says Minne:sota WaveTech 
CEO David MacKenzie. "The building's 
environmental systems [e.g. narural lighting 
and dean indoor air) have had a positive 
impact on employee moral." 

Green Trimmings 
To produce these results, new-fangled 

green gadgetry sprours everywhere at Eco
Enterprise Center, making it look in some 
ways like a sci-Ii ourpost. For instance, on the 
roof four rectangular mirrors sit above every 
skylight. From dawn till dusk, sensors track 
the sun and turn rhe mirrors to-optimally 
angle light in. To avoid horspots, prisms 
below disperse the light through opaque 
acrylic ceiling panels. 

Many other examples, like the geothermal 
heating/cooling system, make this building a 
fascinating science museum of another 
stripe. City Business recognized it as 
Minnesota's "Cutting Edge" real estate 
development in 1998. This year, the Green 
Institute received the National Award for 
Sustainability presenred by the President's 
Council on Sustainable Development and 
ReNew America. 

"Many of these environmental technolo
gies ace so new, there ace no codes for them 
yet," Brinkema adds. Nonetheless, building 

. inspectors cooperated with the Green 
Institute, and the mission is now nearly 
accomplished. 

When the remaining 45 percent of space 
gets leased, approximately 150 new jobs (40 
of them in the Green Institute) will be under 
this one roof. More than likely, so will 
Young's job-at one desk or another. She 
knew her days of basking on her bench were 
limited by more than impending winter 
weather. How could she sit still in the sun 
while there are odicr battles to be won ? 

Go green at home and at work 
The Green encourages residents to make their 
homes and WIJllq)laces as green as possible. 
Here"& what you need to remember. 

1. Solar. Wherever possible,work wi1h the sun. 
Unwanted heat build-up In summer months can be 
prevented through shading. 

2. Insulation. Air tightness Is crttical to an energy
efficient structure. Good roof and wall Insulation Is 
also Important 

3. Energy efficiency.Mechanical systems upyrades 

e Yi 

Green 
!)reams 

At home in Minneapolis' Phillips neighbor• 
hood, Green Institute founder Annie Young 
says she swears off the things other peo
ple crave: television, coffee and chocolate. 
Some would call her eccentric,and maybe 
she is. However, her heart-felt notions• about sustainability-ilnhanclng economi
cally distressed areas through creative 
enterprtse, Job creation and environmental 
education-seem to work. 

Part of Young's expansively green dreams 
flow from her chlldhood, spent near the 
Rocky Mountains in Denver, and from her 
expertences living acommunal ltte outside 
of Winona, Minn.There, she developed 
food co-op strategies and learned ways to 
harness solar and wind energy to enhance 
the quality of life withoUt harming the 
planet 

What will Young do next? She may run for 
city councll, and some tease that she 
would make a great mayor. But Young 
seems sure of only one thing; her future 
lies where the wind blows and the plants 
grow. 

-f'.M. 

and efficient llght fixtures can dramatically 
Improveheating,coollng and llghting efficiency. 

4. Low-emissions. Many paints and adhesives 
pose air quanty rtsks through solvent off-gassing. 
Many high-quality, low-emission substitutes exist 

5. Recycling.Adverse environmental Impacts of our 
buildings can be reduced by using salvaged matl!• 
rials or products with recycled content 

-P.M. 

FN ING TO POWER A HOME FOR z WEE KS 


