
  

 

  

 

 

REDEVELOPMENT PLAN SUMMARY 

Project Name:  2nd Avenue North and Van White Memorial Boulevard Redevelopment 
Plan 

Submitted By: CPED Economic Policy & Development – Business Development 

Contact Person: Beth Grosen, Senior Project Coordinator, (612) 673-5002 

Planning Staff: Jim Voll, Principal Planner, (612) 673-3887 

Ward: 5 (adjacent to Ward 7) 

Neighborhood:  Harrison (adjacent to Bryn Mawr) 

PROJECT DESCRIPTION 

The 2nd Avenue North and Van White Memorial Boulevard Redevelopment Plan has been prepared to 
facilitate redevelopment of an approximately 7.5-acre former industrial area just west of Downtown 
Minneapolis, on either side of Van White Memorial Boulevard south of 2nd Avenue North. The 
proposed project area includes vacant land owned by the City of Minneapolis, unused railroad property, 
and a privately owned commercial property.  There has been significant public investment with the 
construction of Van White Memorial Boulevard, completed in 2012, and substantially more public 
infrastructure investment is planned with Van White stations on both the new Southwest and Bottineau 
light rail lines. The City’s goals for the area include site assembly for commercial and mixed-use 
development, transit-oriented development (TOD), cleanup of contaminated soil, providing living wage 
jobs, and revitalization of the area. 

Under the authority of Minnesota Statutes Sections 469.001 to 469.047 (the Housing and 
Redevelopment Authorities Act), approval of this Redevelopment Plan establishes a new redevelopment 
project as defined in Minnesota Statutes Section 469.002, Subdivision 14.   

The 2nd Avenue North and Van White Memorial Boulevard Redevelopment Project area consists of 11 
parcels and a portion of a twelfth parcel within the Harrison Neighborhood of North Minneapolis.  The 
roughly 7.5-acre irregularly-shaped area is south and east of the intersection of 2nd Avenue North and 
Humboldt Avenue North.  

The City of Minneapolis seeks to achieve the following objectives through this Redevelopment Plan: 
 

• Provide sites for commercial, mixed use, transit-oriented and sustainable development. 
• Eliminate blighting influences. 
• Clean contaminated sites. 
• Correct poor soil conditions. 
• Increase employment opportunities. 
• Increase the property tax base. 
• Increase the number of housing units and provide diversity in housing types, densities and 
  affordability levels. 
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The objectives of this Redevelopment Plan may be accomplished through the following public and 
private redevelopment activities: property acquisition, relocation, property disposition, rehabilitation, 
demolition, environmental remediation, soil correction, site preparation, new construction, public 
improvements, project administration and other related activities. 

PLAN CONFORMANCE AND GUIDANCE 

The intent of this section is to document that the approval of the subject redevelopment plan conforms 
to City approved plans, as well as to document the guidance that City approved plans offer development 
in the proposed redevelopment district. 

Comprehensive Plan 

The Minneapolis Plan for Sustainable Growth, the City’s comprehensive plan, designates the future land use 
within the project area as Urban Neighborhood. Urban Neighborhood is predominantly a residential 
area with a range of densities, with highest densities generally to be concentrated around identified 
nodes and corridors.   

The comprehensive plan designates Van White Boulevard as a Community Corridor. Community 
Corridors support new residential development from low- to high-density in specified areas, as well as 
increased housing diversity in neighborhoods. Community Corridors support limited commercial uses 
that are frequently concentrated in Neighborhood Commercial Nodes.  Proposed commercial uses are 
evaluated according to their impacts on residential character. 

The comprehensive plan designates Bassett Creek Valley as a Growth Center (that covers an area larger 
than the redevelopment project area) just outside of Downtown Minneapolis that is anticipated to 
experience intensive office and residential development. Guided by the approved Bassett Creek Valley 
Master Plan, and with large tracts of City-owned land that are available for development, the area is 
proposed to include a large new park along Bassett Creek, a neighborhood retail node at Glenwood 
Avenue and Van White Memorial Boulevard, and high-rise office and residential development along 
Interstate 394. Redevelopment priorities include ensuring affordable housing, creating living wage jobs, 
and promoting good design. The City is partnering with public and private entities to assist in this major 
redevelopment project.  

The goals of the redevelopment plan are in conformance with the above noted guidance from the 
comprehensive plan. 

Small Area Plan 

The Bassett Creek Valley Master Plan is adopted by reference into the comprehensive plan, and is the basis 
for the parcel-specific future land use designations. The plan shows the project area as medium-density 
residential (30-110 dwelling units per acre). It should be noted that while the plan calls for medium-
density, at 30-110 dwelling units per acre, the comprehensive plan defines medium-density as 20-50 
dwelling units per acre and high-density as 50-120 dwelling units per acre, so developments categorized 
as high-density by the comprehensive plan would be in conformance with the medium-density category 
of the Bassett Creek Valley Master Plan. 

The Metro Blue Line Extension Van White Station Area Plan (draft) proposes that the parcels in the 
redevelopment project area be designated as mixed-use, which would allow for commercial, office, and 
limited production and processing uses in addition to medium-density residential. 
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Zoning Ordinance 

The City’s zoning code regulates land use and development intensity in order to carry out the policies of 
the City’s comprehensive plan. 

Current zoning of the project area is R5 Multiple-family, with the exception of the 105 Fremont Avenue 
North parcel, which is zoned I1 Light Industrial. All of the parcels within 1000 feet of Bassett Creek are 
also covered by the SH Shoreland Overlay District. For the parcels zoned R5, a rezoning to a 
commercial district will be required in order to achieve commercial or mixed-use development.  

Specific developments proposed for the project area will be subject to the City’s development review 
process. 

ACTION REQUESTED OF CITY PLANNING COMMISSION 

CPED Economic Policy & Development – Business Development has requested that the City Planning 
Commission comment on the redevelopment plan prior to the public hearing at the City Council 
Community Development & Regulatory Services Committee on January 5, 2016. The City Council is 
expected to consider the Plan on January 15, 2016. 

COMMENTS AND FINDINGS 

Staff finds that the 2nd Avenue North and Van White Memorial Boulevard Redevelopment Plan is 
consistent with the Minneapolis Plan for Sustainable Growth. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission send to the City Council the comments above and recommend approval of the 
2nd Avenue North and Van White Memorial Boulevard Redevelopment Plan. 

ATTACHMENTS 

1. 2nd Avenue North and Van White Memorial Boulevard Redevelopment Plan 
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 I. Introduction  
 

The 2nd Avenue North and Van White Memorial Boulevard Redevelopment Plan has been prepared to 
facilitate redevelopment of an approximately 7.5-acre former industrial area just west of Downtown 
Minneapolis, on either side of Van White Memorial Boulevard south of 2nd Avenue North.  The 
project area includes vacant land owned by the City of Minneapolis, unused railroad property, and 
one privately owned commercial property.  The City’s goals for the area include site assembly for 
commercial and mixed-use transit-oriented development, cleanup of contaminated soil, job creation, 
tax base enhancement, and revitalization of the area.  The construction of Van White Memorial 
Boulevard, completed in 2012, was a significant public investment in the area.  Substantially more 
public infrastructure investment is planned, including stations to be constructed at two points along 
Van White Memorial Boulevard for two new light rail lines, Southwest and Bottineau.   
This Redevelopment Plan establishes a new redevelopment project and identifies its boundary, 
redevelopment objectives, land use provisions and properties that may be acquired by the City.   
 

 II. Description of Project 
 
 A. Boundary of Redevelopment Project 
 

Under the authority of Minnesota Statutes Sections 469.001 to 469.047 (the Housing and 
Redevelopment Authorities Act), approval of this Redevelopment Plan establishes a new 
redevelopment project as defined in Minnesota Statutes Section 469.002, Subdivision 14.   
 
The 2nd Avenue North and Van White Memorial Boulevard Redevelopment Project area consists 
of 11 parcels and a portion of a twelfth parcel within the Harrison neighborhood of north 
Minneapolis.  The roughly 7.5-acre irregularly shaped area is south and east of the intersection of 
2nd Avenue North and Humboldt Avenue North.  
 
Properties within the project area are identified below by their property identification (PID) 
numbers and property addresses.  As indicated in the Project Boundary Map (Exhibit 1), only that 
portion of 105 Fremont Avenue North west of Van White Memorial Boulevard is included in the 
project area. 

 
  PID Number    Property Address 

 

21-029-24-43-0007 210 Girard Avenue North 
21-029-24-43-0013 1221 2nd Avenue North 
21-029-24-43-0066 214 Humboldt Avenue North 
21-029-24-43-0067 210 Humboldt Avenue North 
21-029-24-43-0088 1215 2nd Avenue North 
21-029-24-43-0089 1207 2nd Avenue North 
21-029-24-43-0090 1131 2nd Avenue North 
21-029-24-43-0092 221 Emerson Avenue North 
21-029-24-43-0095 205 Girard Avenue North 
21-029-24-43-0096 1129 2nd Avenue North 
21-029-24-43-0106 212 Girard Avenue North 
21-029-24-43-0118 105 Fremont Avenue North (western portion) 
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Documentation of the area’s eligibility as a redevelopment project is presented in the Project 
Area Report (Exhibit 4). 
 

 B. Objectives of Redevelopment Plan 
 

The City of Minneapolis seeks to achieve the following objectives through this Redevelopment 
Plan: 
 

• Provide sites for commercial, mixed use, transit-oriented and sustainable development. 
• Eliminate blighting influences. 
• Clean contaminated sites. 
• Correct poor soil conditions. 
• Increase employment opportunities. 
• Increase the property tax base. 
• Increase the number of housing units and provide diversity in housing types, densities and 

affordability levels. 
 
 C. Types of Redevelopment Activities 
 

The objectives of this Redevelopment Plan may be accomplished through the following public 
and private redevelopment activities: property acquisition, relocation, property disposition, 
rehabilitation, demolition, environmental remediation, soil correction, site preparation, new 
construction, public improvements, project administration and other related activities.  

 
 D. Public Purpose 

 
Public purposes of this Redevelopment Plan include removing blight or the causes of blight, 
redeveloping underutilized parcels, providing employment opportunities, providing housing 
units, promoting transit-oriented and sustainable development, and enhancing the tax base. 

 
 E. Citizen Participation 

 
The Harrison Neighborhood Association and the West Market District Business Association will 
be given the opportunity to review and comment on this Redevelopment Plan prior to 
consideration of the plan by the City Council.   
 

 F. Public Financing 
 
Potential sources of public financing may include but are not limited to the City’s Capital 
Acquisition Revolving Fund and Development Account; tax increment financing; TOD, 
development, and contamination cleanup grants from Hennepin County, the Metropolitan 
Council, and the state Department of Employment and Economic Development; New Markets 
Tax Credits; and federal transportation funds. 
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 III. Land Use Plan 
 

 A. Future Land Use  
 

The designated future land use within the 2nd Avenue North and Van White Memorial Boulevard 
Redevelopment Project area is Urban Neighborhood, as adopted in the City’s comprehensive 
plan, The Minneapolis Plan for Sustainable Growth. 
 

• Urban Neighborhood – Predominantly residential area with a range of densities, with 
highest densities generally to be concentrated around identified nodes and corridors.  
May include undesignated nodes and some other small-scale uses, including 
neighborhood-serving commercial and institutional and semi-public uses (for example, 
schools, community centers, religious institutions, public safety facilities, etc.) scattered 
throughout.  More intensive non-residential uses may be located in neighborhoods closer 
to Downtown and around Growth Centers.  Not generally intended to accommodate 
significant new growth, other than replacement of existing buildings with those of similar 
density. 

 
The Future Land Use Map is included in this Redevelopment Plan as Exhibit 2, and reflects the 
parcel-specific future land uses as shown in The Minneapolis Plan for Sustainable Growth. 

 
 B. Conformance with Approved City Plans 

 
Uses within the 2nd Avenue North and Van White Memorial Boulevard Redevelopment Project 
area shall conform with adopted City land use plans, including the comprehensive plan and the 
Bassett Creek Valley Master Plan, which is a subset of the comprehensive plan.  Uses shall also 
conform with the Minneapolis Zoning Ordinance.  
 
The Minneapolis Plan for Sustainable Growth 
 
Van White Memorial Boulevard is designated as a Community Corridor in The Minneapolis Plan 
for Sustainable Growth, the City’s comprehensive plan.  Community Corridors support new 
residential development from low- to high-density in specified areas, as well as increased 
housing diversity in neighborhoods.  Community Corridors support limited commercial uses that 
are frequently concentrated in Neighborhood Commercial Nodes.  Proposed commercial uses 
are evaluated according to their impacts on residential character. 
 
Bassett Creek Valley is a designated Growth Center (that covers an area larger than the 
redevelopment project area) just outside of Downtown Minneapolis that is anticipated to 
experience intensive office and residential development.  Guided by the approved Bassett Creek 
Valley Master Plan, and with large tracts of City-owned land that are available for development, 
the area is proposed to include a large new park along Bassett Creek, a neighborhood retail 
node at Glenwood Avenue and Van White Memorial Boulevard, and high-rise office and 
residential development along Interstate 394. Redevelopment priorities include ensuring 
affordable housing, creating living wage jobs, and promoting good design.  The City is partnering 
with public and private entities to assist in this major redevelopment project. 
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The individual parcels within the Redevelopment Project area are designated as Urban 
Neighborhood, as described in Section III.A. above. 
 
Small Area Plan 
 
The Bassett Creek Valley Master Plan is adopted by reference into the comprehensive plan, and 
is the basis for the parcel-specific future land use designations.  The plan shows the project area 
as medium-density residential (30-110 dwelling units per acre).  It should be noted that while 
the plan calls for medium-density, at 30-110 dwelling units per acre, the comprehensive plan 
defines medium-density as 20-50 dwelling units per acre and high-density as 50-120 dwelling 
units per acre, so developments categorized as high-density by the comprehensive plan would 
be in conformance with the medium-density category of the Bassett Creek Valley Master Plan. 
 
The Metro Blue Line Extension Van White Station Area Plan (draft) proposes that the parcels in 
the redevelopment project area be designated as mixed-use, which would allow for commercial, 
office, and limited production and processing uses in addition to medium-density residential. 
 
Zoning 
 
Current zoning of the 2ndAvenue North and Van White Memorial Boulevard Redevelopment 
Project area is R5 Multiple-family, with the exception of the 105 Fremont Avenue North parcel, 
which is zoned I1 Light Industrial.  All of the parcels within 1,000 feet of Bassett Creek are also 
covered by the SH Shoreland overlay District.  For the parcels zoned R5, a rezoning to a 
commercial district will be required in order to achieve commercial or mixed-use development. 

 
 C. Land Use Restrictions 

  
Redevelopment contracts between the City and any developers of property within the project 
area will contain specific requirements regarding terms and conditions, including land use 
restrictions. 

 
 IV. Project Implementation 

 
 A. Project Overview 

 
Redevelopment activities will be undertaken to achieve the objectives of this Redevelopment 
Plan, the City’s comprehensive plan, and the Bassett Creek Valley Master Plan.   
 
There are no specific development proposals under consideration by the City at this time.  It is 
anticipated that new development occurring within the project area will include commercial and 
mixed-use development.  Following additional site assembly, the City will likely issue a formal 
Request for Proposals. 
 

 B. Property Acquisition 
 

By including in this Redevelopment Plan a list of properties that may be acquired, the City of 
Minneapolis is signifying that it is interested in acquiring the properties listed, subject to 
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limitations imposed by law, availability of funds, developer interest, staging requirements, soil 
contamination and other financial and environmental considerations.  Inclusion on this list does 
not indicate an absolute commitment on the part of the City to acquire a property. 

 
Properties that may be acquired are identified below and on the Property Acquisition Map 
(Exhibit 3). 

 
  PID Number    Property Address 

 

21-029-24-43-0007 210 Girard Avenue North 
21-029-24-43-0088 1215 2nd Avenue North 
21-029-24-43-0092 221 Emerson Avenue North 
21-029-24-43-0106 212 Girard Avenue North 

 
All of the remaining properties in the project area are owned by the City of Minneapolis. 
 

 C. Relocation 
    

It is not anticipated that any businesses or residents will be displaced by public redevelopment 
activities within the project area.   

  
 V. Official Action to Carry Out Redevelopment Plan 

 
Minnesota law requires that the Minneapolis City Planning Commission review this Redevelopment 
Plan and that its written opinion, if any, accompany the Redevelopment Plan when it is officially 
submitted to the City Council for approval (Minnesota Statutes, Section 469.027).   

 
 VI. Procedure for Changes in Approved Redevelopment Plan 

 
This Redevelopment Plan may be modified as provided in Minnesota Statutes, Section 469.029, 
Subdivision 6: 

 
A redevelopment plan may be modified at any time.  The modification must be 
adopted by the authority and the governing body of the political subdivision in 
which the project is located, upon the notice and after the public hearing required 
for the original adoption of the redevelopment plan.   
If the authority determines the necessity of changes in an approved redevelopment 
plan or approved modification thereof, which changes do not alter or affect the 
exterior boundaries, and do not substantially alter or affect the general land uses 
established in the plan, the changes shall not constitute a modification of the 
redevelopment plan nor require approval by the governing body of the political 
subdivision in which the project is located. 

 
 



2ND AVE N

GLENWOOD AVE

IN
TE

RS
TA

TE
 94

OLSON MEMORIAL HWY

EB I94 TO W
B I394

WE
ST

 LY
ND

AL
E 

AV
E N

4TH AVE N

7TH AVE N

BR
YA

NT
 A

VE
 N

CED
AR LA

KE
 RD N

EB
 H

WY
55

 TO
 EB

 I9
4

5TH AVE N

KN
OX

 A
VE

 N
LYNDALE AVE N

GI
RA

RD
 AV

E 
N

WB
 I9

4 T
O 

LY
ND

AL
E 

AV
E N

EA
ST

 LY
ND

AL
E A

VE
 N

ELWOOD AVE N

6TH AVE N

HU
MB

OL
DT

 A
VE

 N

LO
GA

N 
AV

E N

CO
LF

AX
 AV

E 
N

GIRARD TERR

EB
 I9

4 T
O 

HE
NN

EP
IN

 AV
E

LYNDALE PL

LA
KE

SID
E 

AV
E

3RD AVE N

JA
ME

S 
AV

E 
N

LINDEN AVE W

FR
EM

ON
T A

VE
 N

GRAMERCY AVE N

CURRIE AVE W

VA
N 

WH
ITE

 M
EM

OR
IAL

 B
LV

D

IR
VIN

G 
AV

E N

DU
PO

NT
 A

VE
 N

THOMAS PL N

MA
RK

ET
 S

T

HENNEPIN AVE TO WB I94

AL
DR

IC
H 

AV
E N

6TH AVE N

AL
DR

IC
H 

AV
E N

4TH AVE N

JAMES AVE N

5TH AVE N 5TH AVE N

2ND AVE N

3RD AVE N

4TH AVE N
HU

MB
OL

DT
 A

VE
 N

LO
GA

N 
AV

E N

7TH AVE N

CURRIE AVE W

OLSON MEMORIAL HWY
6TH AVE N

IN
TE

RS
TA

TE
 94

7TH AVE N

3RD AVE N

IR
VIN

G 
AV

E N

Project Boundary Map

0 375 750 1,125 1,500187.5
Feet

Legend
Parcels
Project Boundary

±

2nd Avenue North and 
Van White Memorial Blvd

Redevelopment Plan

City of Minneapolis
Development Finance Services

November 2015

Exhibit 1



2ND AVE N

HU
MB

OL
DT

 A
VE

 N GI
RA

RD
 AV

E 
N

VA
N W

HIT
E M

EM
OR

IAL
 BL

VD

CURRIE AVE W

FR
EM

ON
T A

VE
 NFuture Land Use Map

0 75 150 225 30037.5
Feet

Legend
Parcels
Urban Neighborhood
Project Boundary

±

2nd Avenue North and 
Van White Memorial Blvd

Redevelopment Plan

City of Minneapolis
Development Finance Services

November 2015

Exhibit 2



2ND AVE N

HU
MB

OL
DT

 A
VE

 N

GI
RA

RD
 AV

E 
N

VA
N W

HIT
E M

EM
OR

IAL
 BL

VD

CURRIE AVE W

Property Acquisition Map

0 75 150 225 30037.5
Feet

Legend
Parcels
Project Boundary

±

2nd Avenue North and 
Van White Memorial Blvd

Redevelopment Plan

City of Minneapolis
Development Finance Services

November 2015

Exhibit 3

Property That May 
Be Acquired



City of Minneapolis 
2nd Avenue North and Van White Memorial Boulevard Redevelopment Plan 

 

 

 
Page 1 

 

Exhibit 4 
 

Project Area Report 
 
 
This report describes the conditions that qualify the proposed 2nd Avenue North and Van White 
Memorial Boulevard area as a redevelopment project as defined in Minnesota Statutes Section 469.002, 
Subdivision 14.   
 
Sources of information for this report include City of Minneapolis records, including data from the 
Assessor’s Office, Regulatory Services and Community Planning and Economic Development (CPED), and 
Hennepin County tax records. 
 
CPED Construction Management staff conducted exterior and interior inspections, took photographs 
and completed a blight analysis worksheet for each parcel in the project area in October and November 
2015.  These records are available for review in City of Minneapolis offices at 105 5th Avenue South, 
Minneapolis, Minnesota. 
 
General Description of Project Area 
 

The proposed project area consists of 11 parcels and a portion of a twelfth parcel within the Harrison 
neighborhood of north Minneapolis.  The roughly 7.5-acre irregularly shaped area is south and east of 
the intersection of 2nd Avenue North and Humboldt Avenue North. 
 
The Project Boundary Map is Exhibit 1 to the 2nd Avenue North and Van White Memorial Boulevard 
Plan.  A list of property addresses and property identification numbers within the project area is 
included in Section II.A. of the Redevelopment Plan. 
 
One tax parcel within the project area, 1215 2nd Ave. N., is a privately owned commercial industrial site 
containing four structures built in or slightly after 1947.  Of the remaining parcels, eight are vacant City-
owned land, and three are owned by Soo Line Railroad.  
 
Property Conditions 
 

Exterior and interior inspections conducted by CPED Construction Management staff in October and 
November 2015 identified numerous blighting factors throughout the proposed project area.   
 
Blight or blighting factors noted by exterior and interior inspection or through City records include the 
following: 
 

• Deteriorating building conditions. 
• Visible structural settlement. 
• Lack of conformance with the current building codes and energy standards. 
• Premises poorly maintained; debris accumulation and other maintenance issues. 
• Few or no building permits issued for particular properties in recent years, indicating lack of 

investment. 
• Vacant buildings. 
• Vacant railroad right-of-way. 
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• Vacant, unused, underused, inappropriately used rail yards. 
• Soil problems. 
• Vacant land. 
• Deleterious land use. 
• Incompatible land uses.   

 
The condition rating assigned to the main building at 1215 2nd Avenue North by the City Assessor’s 
Office is 6 – Fair on the following scale: 
 

1 – Excellent   5 – Average Minus 
2 – Good   6 – Fair  
3 – Average Plus  7 – Poor  
4 – Average   Uninhabitable 

 
Eligibility 
 

Minnesota Statutes Section 469.002, Subdivision 14 includes in its definition of a redevelopment project 
“any work or undertaking to acquire blighted areas and other real property for the purpose of removing, 
preventing, or reducing blight, blighting factors, or the causes of blight.”  
 
A “blighted area” is defined in Minnesota Statutes Section 469.002, Subdivision 11 as “any area with 
buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty 
arrangement or design, lack of ventilation, light, and sanitary facilities, excessive land coverage, 
deleterious land use, or obsolete layout, or any combination of these or other factors, are detrimental to 
the safety, health, morals, or welfare of the community.” 
 
The proposed 2nd Avenue North and Van White Memorial Boulevard area is determined to be a blighted 
area, based on the characteristics described above.  Indicators of blight observed in the project area 
include dilapidation, obsolescence, faulty arrangement or design, and deleterious land use. 
 
Redevelopment activities in the project area will remove blighting factors and facilitate the 
implementation of City land use policies and redevelopment objectives.   
 
Location of Documents 
 

Documentation supporting these findings is on file in City of Minneapolis offices.  Detailed records for 
individual parcels, including maps, photographs, tax records, inspections records, and the specific 
violations and blighting conditions found on each parcel, are available for inspection in City offices at 
105 5th Avenue South, Minneapolis, Minnesota.   
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