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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Hilary Dvorak, Principal Planner, (612) 673-2639 

DATE: September 10, 2015 

SUBJECT: RISE at Prospect Park, 2929 University Avenue Southeast 
 

SITE DATA 

Existing Zoning 
I1 Light Industrial District 
IL Industrial Living Overlay District, PO Pedestrian Oriented Overlay District 
and UA University Area Overlay District 

Lot Area 126,782 square feet / 2.91 acres 

Ward(s) 2 

Neighborhood(s) Prospect Park East River Road 

Designated Future 
Land Use Mixed Use 

Land Use Features Commercial Corridor (University Avenue Southeast), Transit Station 

Small Area Plan(s) 
Stadium Village University Avenue Station Area Plan (2012) 
University Avenue SE & 29th Avenue SE Development Objectives (2005) 

PROJECT DESCRIPTION 

The applicant is proposing to develop the property located at 2929 University Avenue Southeast. The 
property occupies the entire block located between University Avenue Southeast, 29th Avenue 
Southeast, 4th Street Southeast and 30th Avenue Southeast. The site is approximately 2.9 acres in size.  

The applicant is proposing to construct a mixed-use building including 258 apartments (440 beds), a 120-
room hotel, approximately 33,100 square feet of commercial space and a total of 412 parking spaces 
(241 structured and 71 surface). The commercial space includes a grocery store, a liquor store and a 
restaurant.  

There would be only one building on the site but it has been broken down into two volumes; the low-
rise (6 stories) mixed-use building and the mid-rise (15 stories) mixed-use building. The low-rise building 
would be built along 29th Avenue Southeast and 4th Street Southeast and the mid-rise building would be 
built along University Avenue Southeast and 30th Avenue Southeast. The corner of 4th Street Southeast 
and 30th Avenue Southeast would contain a surface parking area. 

The grocery store would be located on the corner of University Avenue Southeast and 30th Avenue 
Southeast. Along University Avenue Southeast there would also be the entrance to the hotel and 
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apartments in the mid-rise building. There would be walk-up units along 29th Avenue Southeast and 4th 
Street Southeast and the main entrance to the apartments in the low-rise building would be located on 
the corner of 29th Avenue Southeast and 4th Street Southeast. The restaurant would be located on the 
ground floor of the low-rise building facing 29th Avenue Southeast. 

Access to the two levels of structured parking would be accessed from 29th Avenue Southeast and 
access to the surface parking area would be from either 4th Street Southeast or 30th Avenue Southeast. 

This project was reviewed at the August 6, 2015, City Planning Commission, Committee of the Whole 
meeting. Since that meeting the applicant has revised the elevations of the building and provided more 
streetscape detail. 

APPLICATIONS 

The site is currently zoned I1 Light Industrial District and is located in the IL Industrial Living Overlay 
District, the PO Pedestrian Oriented Overlay District and the UA University Area Overlay District. The 
proposed grocery store requires a rezoning as they are not allowed in the I1 Light Industrial District and 
are only allowed in the IL Industrial Living Overlay District if located in an existing building. The 
applicant is proposing to rezone the property to the C3A Commercial Activity Center District. The IL 
Industrial Living Overlay District would be removed. 

In the C3A Commercial Activity Center District, the PO Pedestrian Oriented Overlay District 
(including the Transit Station Area regulations) and the UA University Area Overlay District the site is 
subject to a maximum height of 4 stories or 56 feet, a minimum FAR of 1.0 and a maximum FAR of 2.7 
and specific parking requirements. 

The residential portion of the development is subject to the parking requirements in the UA University 
Area Overlay District and the PO Pedestrian Oriented Overlay District-Transit Station Area standards. 
The non-residential uses in the building are subject to the parking requirements in Chapter 541, Off-
Street Parking and Loading and the PO Pedestrian Oriented Overlay District standards. The minimum 
parking requirement for all uses within the development is 234 spaces and the maximum parking 
requirement for the non-residential portion of the development is 245 spaces. There is no maximum 
parking requirement for the residential portion of the development as long as the parking spaces are 
enclosed. The applicant is providing a total of 412 spaces within the development. 

Staff has identified likely applications based on whether the applicant proceeds with the project as a 
Planned Unit Development (PUD) or not. 

Non-PUD applications: 

Rezoning from the I1 Light Industrial District to the C3A Commercial Activity Center District 
and remove the IL Industrial Living Overlay District. 
Conditional use permit to increase the height of the building from 4 stories to 15 stories. 
Variance to increase the gross floor area of a retail sales and services use within the building 
from 8,000 square feet to approximately 29,000 square feet. 
Variance to reduce the off-street loading requirement from 4 large and 1 small to 3 large and 2 
small. 
Variance of the PO Pedestrian Oriented Overlay District standards: 

Building located more than 8 feet from a front or corner side property line. 
Minimum of 40 percent windows for non-residential uses. 
Maximum of 60 feet of parking lot frontage. 

Variance of the maximum sign area per building wall and maximum size of individual signs on the 
building. 
Site plan review. 



Department of Community Planning and Economic Development 

3 

 

PUD applications: 

Rezoning from the I1 Light Industrial District to the C3A Commercial Activity Center District 
and remove the IL Industrial Living Overlay District. 
Conditional use permit for a PUD 
Variance to increase the gross floor area of a retail sales and services use within the building 
from 8,000 square feet to approximately 29,000 square feet. 
Variance of the PO Pedestrian Oriented Overlay District standards: 

Minimum of 40 percent windows for non-residential uses. 
Maximum of 60 feet parking lot frontage. 

Site plan review. 

The PUD alternatives that are needed for the project include: 

To establish a PUD (10 points). 
To increase the height of the building from 4 stories to 15 stories (5 points). 
To reduce the off-street loading requirement from 4 large and 1 small to 3 large and 2 small (0 
points). 
Building placement in the PO Pedestrian Oriented Overlay District to allow the building to be 
more than 8 feet from the front and corer side property lines (5 points). 
Maximum sign area per building wall and maximum size of individual signs on the building (5 
points). 

A total of 25 points worth of amenities are required for the PUD. The following amenities worth 39 
points are proposed: 

Active liner uses as part of a parking garage (10 points) 
Outdoor open space (5 points) 
Art feature (3 points) 
Decorative or pervious surface for on-site parking and loading areas, drives, driveways and 
walkways (3 points) 
Pedestrian improvements (3 points) 
Reflective roof (3 points) 
Shared bicycles (3 points) 
Shared vehicles (3 points) 
Enhanced exterior lighting (1 point) 
Enhanced landscaping (1 point) 
Enhanced stormwater management (1 point) 
Pet exercise area (1 point) 
Recycling storage area (1 point) 
Water feature (1 point) 







1. No observable evidence of earth moving work, building construction or building additions
within recent months.

2. We are not aware of any changes in street right-of-way presently or proposed.

3. No observable evidence of site use as a solid waste dump, sump or sanitary landfill.

4. Property has physical access to 29th Ave SE, 30th Ave SE and 4th St. SE all being
publicly maintained Right-of-Way.

5.  Based on observed evidence only the site does not contain any cemeteries or burial
grounds.

6.  Orientation of this bearing system is based on the Hennepin County Coordinate System
NAD 83 96harn adj.

7.  Subsurface buildings, improvements and/or Environmental issues may exist on site that
we were not made aware of and therefore were not examined or considered during the
process of this survey.

8.  All statements within the certification, and other references located elsewhere here on,
related to: utilities, improvements, structures, buildings, party walls, parking, easements,
servitude's, and encroachments; are based solely on above ground, visible evidence, unless
another source of information is specifically referenced hereon.

9.  No remaining judicial land marks as called out for in deed were found at time of survey.
The location of the corners is based on previous survey information.

be located within Flood Zone(s)                         of the

Hazard Area. No field surveying was performed to determine this zone and an
which bears an effective date of                          and is not in a Special Flood
Flood Insurance Rate Map, Community Panel No.                                               ,
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WE HAVE SHOWN UTILITIES ON AND/OR SERVING THE SITE TO THE BEST OF OUR
ABILITY WITH THE BEST INFORMATION AVAILABLE AT THE TIME OF SURVEY SUBJECT
TO THE FOLLOWING:

1.  UTILITY OPERATORS DO NOT CONSISTENTLY RESPOND TO LOCATE REQUESTS
THROUGH GOPHER ONE CALL SERVICE FOR A BOUNDARY/DESIGN SURVEY SUCH AS
THIS.

2.  UTILITY OPERATORS THAT DO RESPOND WILL OFTEN NOT LOCATE SERVICES
FROM THEIR MAIN LINE TO THE CUSTOMER'S FACILITY.  THEY OFTEN CONSIDER
THESE AS PRIVATE INSTALLATIONS.

3.  UTILITIES ARE SHOWN BASED ON FIELD MARKINGS IN CONJUNCTION WITH  MAPS
PROVIDED BY LOCATORS.  NOTE MAPS ARE VERY OFTEN INACCURATE OR
INCONCLUSIVE.

4.  CAUTION SHOULD BE EXERCISED AT ALL TIMES BEFORE AND DURING
EXCAVATION THAT TAKES PLACE ON OR NEAR UTILITY INSTALLATIONS.

BASED UPON TITLE COMMITMENT NO. 14000030487
OF STEWART TITLE GUARANTY COMPANY

BEARING AN EFFECTIVE DATE OF FEBRUARY 10, 2014 @ 8:00 A.M.

To Prospect Park Properties LLC, a Minnesota limited liab ility company; Harlem Irving Companies, Inc; HIC/CA
PROSPECT PARK JV, LLC, a Delaware limited liability company and Stewart Title Guaranty Company:

This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2011
Minimum Standard Detail Requirements for ALTA/ACSM Land Title Surveys, jointly established and adopted by
ALTA and NSPS, and includes Items 1, 2, 3, 4, 5, 7(b)(1), 8, 9, 11(b), 13, 16, 17 and 18 of of Table A thereof.

The field work was completed on May 12, 2015.

____________________________
Doug Huhn
Registration No. 43808 - In the State of Minnesota

Stop Light

Beginning at a point of intersection of the Easterly line of Mary Street with the Northerly line of University
Avenue S.E. which point is marked by a judicial monument; thence Southeasterly along the Northerly line of
University Avenue S.E., 364.75 feet, more or less, to the point of intersection of the Northerly line of
University Avenue S.E. with the Westerly line of Thirtieth Avenue S. E., which point is marked by a judicial
monument; thence Northeasterly along the Westerly line of Thirtieth Avenue S.E., 311.5 feet, more or less,
to the point of intersection of the Westerly line of Thirtieth Avenue S.E. with the Southerly line of Fourth
Street SE., which point is marked by a judicial monument; thence Northwesterly along the Southerly line of
Fourth Street S.E., 541.09 feet, more or less, to the point of intersection of the Southerly line of Fourth
Street S.E. with the Easterly line of Mary Street, which point is marked by a judicial monument; thence
Southerly along the Easterly line of Mary Street 358.30 feet, more or less, to the point of beginning, also
known and described as Lots 1, 2, 3 and 4, “Geo. H. Watson's Addition, Minneapolis, Minn.” according to
the recorded plat thereof, and situate in Hennepin County, Minnesota.

THE ABOVE DESCRIPTION DESCRIBES THE SAME PROPERTY AS IN TITLE COMMITMENT FILE NO.
14000030487 of STEWART TITLE GUARANTY COMPANY DATED FEBRUARY 10, 2014.

Containing 3.24 Acres, more or less.
Containing 140,967 Sq. Ft., more or less

Overhead Line

Concrete Surface

Electric Transformer

Fence Line

Bollard Post

Hand Hole

Utility Vault

Buried Cable T.V.

Buried Gas Line

Buried Power Line

Buried Telephone Line

Wall Mount Gas Meter

Water Shut-Off /
Curb Stop

Signal Pole

Building Foot Print

Traffic Signal BoxStorm Sewer

Sanitary Sewer

Water Line

THIS IS A LISTING OF OBSERVED IMPROVEMENTS THAT CROSS DEED
LINES.  THIS IS NOT A STATEMENT OF OWNERSHIP OR POSSESSION.

Terms and conditions of Final Certificate dated 5-2-2013, filed 5-7-2013, as Document
No, T05073192.(Plotted, Affects as shown)

Subject to a reservation by the State of Minnesota of mineral and mineral rights as to a
portion of Lot 5, Block 4, as shown on the Certificate of Title.(Affects, Not plotted,
Blanket in nature over lot 5)

Minerals of whatsoever kind, subsurface and surface substances, including but not
limited to coal, lignite, oil, gas, uranium, clay, rock, sand and gravel in, on, under and
that may be produced from the Land, together with all rights, privileges, and immunities
relating thereto, whether or riot appearing in the Public Records or listed in Schedule B.
The Company makes no representation as to the present ownership of any such
interests. There may be eases, grants, exceptions or reservations of interests that are
not listed.(Affects, Not plotted, No plottable information)

DATE OF ORIGINAL: ___May 27__________ , 2015__

REVISION:___Misc.____ DATE___June 2_ , 2015__

REVISION:___________________ DATE__________ , 20____

REVISION:___________________ DATE__________ , 20____

REVISION:___________________ DATE__________ , 20____

JOB NO:____15103____________

DRAFTED BY: ___CRM______________

CHECKED BY: ___DSH______________

SITE NAME: Prospect Park

HARLEM IRVING

PROJECT ADDRESS

2929 University Ave SE
Minneapolis, MN

Manhole

Buried 3 Phase Power

Pedestrian Push Button

Guard Rails

Set 1/2 Inch by 14 Inch Iron
Pipe with Plastic Cap Inscribed
with License No. 43808

Fiber Optic Vault
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IT IS THE CONTRACTORS RESPONSIBILITY TO LOCATE ALL UTILITIES,
WHETHER SHOWN ON THIS SURVEY OR NOT PRIOR TO COMMENCEMENT
OF WORK. THIS SURVEY HAS BEEN PREPARED USING AVAILABLE UTILITY
DATA. THIS SURVEYOR DOES NOT MAKE STATEMENTS OF ACCURACY
BASED UPON MAPS AND UTILITY LOCATES OF OTHERS.
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