
 
 

Request for City Council Committee Action from the Department of Community 
Planning and Economic Development - CPED 

 
 
Date:  December 2, 2008 
 
To:    Council Member Lisa Goodman, Chair, Community Development Committee 
   
Subject:    Memorandum of Understanding between the City of Minneapolis and Hennepin 

Healthcare System, Inc. for the acquisition and future development of real 
property  

 
Recommendation: (1) Approve a Memorandum of Understanding between the City of 
Minneapolis and Hennepin Healthcare System, Inc. consistent with the terms of this report; (2) 
Approve Modification No. 21 to the Model City Urban Renewal Plan 
 
Previous Directives: (1) The City Council approved the Model City Urban Renewal Plan on 
October 23, 1970 and approved subsequent modifications, including Modification No. 20 on 
September 1, 2006. 
 

 
Prepared by: Rebecca Parrell, Project Coordinator (673-5018) 
 
Approved by: Charles T. Lutz, Deputy Director, CPED                                            _________ 
                       
                      Catherine A. Polasky, Director, Economic Policy and Development  _________   
 
Presenter in Committee: Rebecca Parrell 
 

 
Financial Impact 
* No financial impact 
* Action is within the Business Plan 
 
Community Impact 
Neighborhood Notification: Whittier Neighborhood notified throughout the Development Services 
           application process. 
City Goals: * Connected Communities great spaces & places, thriving neighborhoods 
 * One Minneapolis equal access, equal opportunity, equal input   
Sustainability Targets: Developer is seeking LEED certification for the proposed structure and 
     incorporating extensive sustainable design practices   
Comprehensive Plan: 4.1 Encourage reinvestment along major corridors 

4.2 Coordinate land use and transportation planning on designated 
Community Corridors through attention to the mix and intensity of land 
uses, the pedestrian character and residential livability of the streets 
4.3 Support development in Commercial Corridors where it enhances the 
street’s character 
4.4 and 9.23 Provide a wide range of goods and services for city 
residents, to promote employment opportunities, encourage the use and 
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adaptive reuse of existing commercial buildings, and to maintain and 
improve compatibility with surrounding areas 
9.6 Minneapolis will work with private and other public sector partners to 
invest in new development that is attractive, functional and adds value to 
the physical environment. 
9.7 Work with institutional partners to assure that the scale and form of 
new development or expansion will occur in a manner most compatible 
with the surrounding area 
9.11 Support urban design standards that emphasize a traditional urban 
form in commercial areas 
9.12 Promote design solutions for automobile parking facilities that reflect 
principles of traditional urban form 

Zoning Code: The approval of a PUD is required for the proposed development 
Living Wage/Business Subsidy Agreement: Type of assistance not covered by Business Subsidy 
       or Living Wage 
Job Linkage: No, job creation is not the primary objective of the assistance 
 
Supporting Information 
Hennepin Healthcare Systems, Inc. proposes to construct a new 60,000 square foot medical 
clinic on a full city block, bounded by Nicollet Avenue on the east, Blaisdell Avenue on the west, 
West 28th Street on the north and West 29th Street on the south. This block currently consists of 
three addresses: 1 28th St W, 11 28th St W, and 2815 Blaisdell Ave. This whole block is now 
abandoned, but the existing buildings were formerly used as a meat packing/processing plant 
beginning in 1975.  
 
The approximate three acre site is zoned I1 and is located in the Nicollet Franklin Area 
Pedestrian Oriented Overlay District. The Nicollet Franklin Area PO was adopted by the City 
Council in September of 2007 resulting from City Council concern about the scale, scope, and 
pace of development projects along Nicollet Avenue. It was determined the Pedestrian Oriented 
(PO) Overlay District would address the concerns related to future development being in 
character with the traditional urban form of the area.   

Hennepin Healthcare submitted an initial project application to the Planning Commission on July 
8, 2008. Two principal reasons the application was not recommended for approval by Planning 
Staff were the parking configuration and minimum floor area ratio. The City Planning 
Commission agreed with Planning Staff and denied the application on September 22, 2008. 

The initial parking design was not consistent with the zoning for this block because zoning 
requires on-site parking for the proposed development to be located to the rear of the site, to the 
interior of the site, within the principal building served, or entirely below grade and street-level 
parking lots are limited to no more than 60 feet of street frontage in the PO. The initial design 
included parking lots that extended for approximately 360 feet along Blaisdell Avenue and 
approximately 300 feet along West 29th Street. Planning Staff believes it is reasonable to expect 
a full-block development, such as this, to locate parking according to these requirements and 
argued that allowing this design was excessive and is in complete violation of the intent behind 
the PO standards, as adopted in 2007.  
 
The minimum floor area ratio of the initial design also did not meet zoning requirements for this 
development site. The minimum floor area ratio is 1.0, and the initial design was for a 60,000 
square foot building on the 3.05 acre site, resulting in a floor area ratio of approximately 0.45. 
Planning Staff argued that utilizing this full city block in a manner that is unable to meet the 
minimum floor area ratio (1.0) is an underutilization of the site and would not keep with the spirit 
and the intent of the ordinance and would likely alter the essential character of the locality and 
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be injurious to the use and enjoyment of other property in the vicinity. Staff suggested phased 
development would allow initial phases to be lower than the minimum, provided the entire block 
development meets the 1.0 requirement. 
 
As a healthcare provider, Hennepin Healthcare does not desire to incur a commitment to further 
develop the property and asked the City to consider taking responsibility of the future phase(s) 
of development on the site, thereby meeting each party’s desired objective. This council report 
recommends the authorization of a Memorandum of Understanding outlining the parameters of 
the relationship between Hennepin Healthcare Systems, Inc. and the City of Minneapolis in the 
future development of approximately 1.4 acres of the 3.05 acre site.  
 
The memorandum acknowledges that the proposed project must meet the zoning requirements 
for a PUD and the City’s development objectives for the property include more density. 
Hennepin Healthcare submitted a PUD application on November 12, 2008 to Development 
Services. The application subdivides the property into two parcels, one of which will be the site 
of the Family Medical Center and the other which will include 81 parking spaces and areas of 
green space. This second parcel is designated as the development parcel, which will be 
transferred to the City upon completion of all Phase I construction.  
 
The memorandum obligates Hennepin Healthcare to complete all Phase I construction, prior to a 
transfer of the development parcel to the City of Minneapolis. The construction includes 
demolishing the existing buildings, conducting environmental remediation, constructing the medical 
center and related improvements, and constructing the surface parking lot and related 
improvements on the development parcel, all pursuant to the PUD approval. The Planning 
Commission Committee of the Whole first discussed Hennepin Healthcare’s PUD application at 
their November 20, 2008 meeting. The City Planning Commission will act on the application at their 
December 8, 2008 meeting.  
 
The memorandum states that, until the development site is sold by the City for redevelopment, 
Hennepin Healthcare will operate and maintain the parking lot and improvements on the 
development parcel. Hennepin Healthcare retains the right to approve or deny any proposed 
sale, provided that Hennepin Healthcare must approve the sale if (1) Hennepin Healthcare 
receives compensation of at least $2 million plus 50% of any appraised sale price over $2 
million and (2) the new development continues to provide Hennepin Healthcare with 81 free 
parking spaces in perpetuity.   
 
The subject property is within the boundary of the Model City Urban Renewal Area.  The 
attached proposed Modification No. 21 to the Model City Urban Renewal Plan identifies the 
three parcels on the block as Property That May Be Acquired.  Although City Council approval 
of a plan modification of this nature is not required (Minnesota Statutes §469.029, Subd. 6), it 
has been the City’s practice to adopt such modifications by City Council resolution.  
 
Attachment 
Modification No. 21 to the Model City Urban Renewal Plan 
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RESOLUTION 

of the 

City of Minneapolis 

 

 Adopting Modification No. 21 to the Model City Urban Renewal Plan. 

RESOLVED BY THE CITY COUNCIL OF THE CITY OF MINNEAPOLIS: 

Section 1. Recitals 
1.1 Pursuant to Laws of Minnesota 2003, Chapter 127, Article 12, Sections 31-34, and 

Minneapolis Code of Ordinances, Chapter 415, the City of Minneapolis (the “City”), 
acting by and through its department of Community Planning and Economic 
Development (“CPED”), has been granted the authority to propose and implement 
city development districts, housing and redevelopment projects and tax increment 
financing districts, all pursuant to Minnesota Statutes, Sections 469.001 through 
469.134, and 469.174 through 469.179, as amended, and other laws enumerated 
therein (collectively, the “Project Laws”). 

1.2 On October 23, 1970, the City Council approved the Model City Urban Renewal 
Plan, and subsequent modifications have been prepared and approved.  

1.3 It has been proposed and the City has prepared, and this Council has investigated the facts 
with respect to, a proposed Modification No. 21 to the Model City Urban Renewal Plan (the 
“Plan”), identifying properties that may be acquired. 

Section 2. Findings for the Adoption of the Plan 
2.1 The Council hereby finds, determines and declares that the objectives and 

actions authorized by the Plan are all pursuant to and in accordance with the 
Project Laws. 

2.2 The Council hereby finds, determines and declares that the Plan will afford 
maximum opportunity, consistent with the sound needs of the City as a whole, 
for the redevelopment of the Project Area by private enterprise. 

2.3 The Council further finds, determines and declares that the Plan conforms to the general plan 
for the development or redevelopment of the City as a whole.   

2.4 The Council hereby finds, determines and declares that the Project Area includes 
vacant and underutilized buildings that are detrimental to the community by reasons 
of dilapidation, obsolescence, overcrowding, faulty arrangement, lack of ventilation 
and structural damage.  The vacant and substandard buildings undermine the value 
of adjacent property, are an uneconomic use of the land, and are considered a 
blighting condition. 

2.5 The Council hereby finds, determines and declares that the land in the Project Area would 
not be made available for redevelopment without the financial aid and public resources to be 
sought. 
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2.6 The Council further finds, determines and declares that it is necessary and in the 

best interests of the City at this time to approve the Plan, identifying properties that 

may be acquired. 

Section 3.  Approval of the Plan 

3.1 Based upon the findings set forth in Section 2 hereof, Modification No. 21 to the Model City 
Urban Renewal Plan, presented to the Council on this date, is hereby approved and shall be 
placed on file in the office of the City Clerk. 

Section 4. Implementation of the Plan 

4.1 The officers and staff of the City, and the City's consultants and counsel, are authorized and 
directed to proceed with the implementation of the Plan, and for this purpose to negotiate, 
draft, prepare and present to this Council for its consideration, as appropriate, all further 
modifications, resolutions, documents and contracts necessary for this purpose. 
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