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LAND USE APPLICATION SUMMARY 

Property Location: 500 4th Street South, 329 Portland Avenue, 301 Portland Avenue, 627 3rd Street 
South and 628 4th Street South 

Project Name:  Downtown East 
Prepared By: Hilary Dvorak, Principal Planner, (612) 673-2639 
Applicant:  Ryan Companies, Inc. 
Project Contact:   Tony Barranco with Ryan Companies, Inc. 
Request:  Vertical Registered Land Survey for Blocks 68 and 69 in the Downtown East 

Planned Unit Development 
Required Applications: 

Registered Land 
Survey 

Preliminary Registered Land Survey for the properties located at 500 4th Street 
South, 329 Portland Avenue, 301 Portland Avenue, 627 3rd Street South and 
628 4th Street South. The purpose of the RLS is to create different tracts for 
ownership purposes. 

 

SITE DATA 
 

Existing Zoning 

Block 68 (west block) – B4S-2, Downtown Service District and DP Downtown 
Parking Overlay District 
Block 69 (east block) - B4N, Downtown Neighborhood District and DP 
Downtown Parking Overlay District 

Lot Area Block 68 (west block) – 66,892 square feet – 1.54 acres 
Block 69 (east block) – 66,771 square feet – 1.53 acres 

Ward(s) 3 
Neighborhood(s) Downtown East, adjacent to Elliot Park 
Designated Future 
Land Use Block 68 (west block) – Commercial and Block 69 (east block) – Mixed Use 

Land Use Features Growth Center (Downtown) 
Small Area Plan(s) Downtown East/North Loop Master Plan 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The site is located on the east side of Downtown. 
The two blocks are bounded by South 3rd Street, 5th Avenue South, South 4th Street, and Park Avenue. 
Both blocks are currently under construction. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The site is surrounded by office and 
commercial buildings, residential development of varying densities, the Hennepin County Medical 
Center, the Minnesota Multi-purpose Stadium site and structured and surface parking facilities. The site 
is located in the Downtown East neighborhood. 

PROJECT DESCRIPTION. Ryan Companies is proposing to redevelop five blocks on the east side of 
Downtown. The Planned Unit Development (PUD) will be built in a number of phases. The first phase of 
the development will include the development of two mixed-use buildings, a stand-alone residential 
building, an above ground parking garage and a public park. 

Within the two mixed-use buildings there will be office space, ground level and skyway level commercial 
space, residential units, an enclosed loading area and below ground structured parking. The overall size 
of each mixed-use building will be approximately 818,062 square feet (648,934 square feet without 
parking). The two buildings will be mirror images of one another and will be built between South 3rd 
Street, 5th Avenue South, South 4th Street and Park Avenue. The mixed-use buildings on these two 
blocks will be located towards the southern portion of the blocks, leaving the northern portion of the 
blocks for future development. Ryan Companies is anticipating building a housing development on the 
northern portion of each block sometime in the future. Any future development on these sites would 
require an amendment to the PUD.  

The applicant has submitted a vertical Registered Land Survey (RLS). The applicant is proposing to 
vertically subdivide the two mixed-use buildings in order to create different ownership tracts for leasing 
purposes. 

RELATED APPROVALS. In November of 2013, the City of Minneapolis approved the first phase of 
the Downtown East PUD. In February of 2014, the City of Minneapolis approved a RLS for the five 
blocks with the PUD. This RLS subdivided the land into different tracts. 

PUBLIC COMMENTS. No comments have been submitted in regards to this application. Any 
correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration. 

ANALYSIS 

PRELIMINARY/FINAL REGISTERED LAND SURVEY 
The Department of Community Planning and Economic Development has analyzed the application for a 
Preliminary and Final Plat based on the following findings: 

1. The subdivision is in conformance with these land subdivision regulations, the applicable regulations of the 
zoning ordinance and policies of the comprehensive plan. 

The applicant is proposing to vertically subdivide the proposed buildings into different tracts for 
ownership purposes. Individual lots within PUD’s are exempt from the public street frontage 
requirement of section 598.230 and the design requirements of sections 598.240 and 598.250. The 
subdivision is in conformance with the design requirements of the land subdivision regulations. 

http://library.municode.com/HTML/11490/level3/MICOOR_TIT22LASU_CH598LASURE.html#TOPTITLE
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Section 598.260 Planned unit developments and cluster design, requires the design of a subdivision 
for a planned unit development or cluster development to implement the site plan as approved by 
the Planning Commission and shall include a deed restriction designating the following: 

1. The relationship between all common spaces and each individual lot (rights in the common spaces and 
proportionate ownership accruing to the individual lot). 

The applicant will own all of the land where the mixed-use buildings will be constructed so this 
provision is not necessary. 

2. Provision for access to each lot that does not have frontage on a public street. 

All of the lots will have frontage on a public street. 

3. A requirement that an owner’s association be created.  The duties and responsibilities of the owner’s 
association shall include maintaining the elements of the cluster development as authorized under the 
zoning ordinance or other applicable regulations. 

The applicant will own all of the land where the mixed-use buildings will be located so this 
provision is not necessary. 

4. A provision that the taxes, special assessments, and other charges and fees that would normally be 
levied against the common spaces shall be levied against the individual lot occupied or to be occupied by 
buildings in direct proportion to the interest that is stated in the deed restriction and shall provide that 
such levies shall be a lein against the individual lots. 

The applicant will own all of the land where the mixed-use buildings will be located so this 
provision is not necessary. 

5. A requirement that any disposition of any of the common property situated within the cluster 
development shall not be made without the prior approval of the Planning Commission. 

If an amendment is made to the PUD the proposed amendments shall be reviewed and 
approved by the City Planning Commission. 

2. The subdivision will not be injurious to the use and enjoyment of other property in the immediate vicinity, nor 
be detrimental to present and potential surrounding land uses, nor add substantially to congestion in the 
public streets. 

The applicant is proposing to vertically subdivide the proposed building into different tracts for 
ownership purposes. This will not have any impact on surrounding property. 

3. All land intended for building sites can be used safely without endangering the residents or users of the 
subdivision or the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. 

The land intended for building can be used safely without endangering the users of the subdivision or 
the surrounding area because of flooding, erosion, high water table, soil conditions, improper 
drainage, steep slopes, rock formations, utility easements or other hazard. The site is relatively flat. 

4. The lot arrangement is such that there will be no foreseeable difficulties, for reasons of topography or other 
conditions, in securing building permits and in providing driveway access to buildings on such lots from an 
approved street. Each lot created through subdivision is suitable in its natural state for the proposed use with 
minimal alteration. 

The parcels created by this application present no foreseeable difficulties for this development. No 
significant alterations to the land appear necessary. 
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5. The subdivision makes adequate provision for stormwater runoff, and temporary and permanent erosion 
control in accordance with the rules, regulations and standards of the city engineer and the requirements of 
these land subdivision regulations. To the extent practicable, the amount of stormwater runoff from the site 
after development will not exceed the amount occurring prior to development. 

The Surface Water and Sewers Division of the Public Works Department will review and approve 
the drainage and sanitary system plans for this development prior to building permits being issued. 

RECOMMENDATIONS 

Recommendation of the Department of Community Planning and Economic Development 
for the Preliminary Registered Land Survey: 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt the above findings and approve the Preliminary Registered Land Survey 
application for the properties located at 500 4th Street South, 329 Portland Avenue, 301 Portland 
Avenue, 627 3rd Street South and 628 4th Street South. 

ATTACHMENTS 

1. Overall project description submitted by the applicant 
2. Responses to the RLS findings submitted by the applicant 
3. Zoning map 
4. Site plan 
5. RLS 
6. Responses from Public Works and the City Attorney’s Office 
7. Correspondence 
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