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Resolution 2017-109

Resolution Approving the Designation of a Master Developer Team Led by United
Properties for the Upper Harbor Terminal Redevelopment and Authorizing Staff to Work
with the City of Minneapolis to Negotiate Initial Terms of an Agreement with the Master

Developer Team

Whereas, The Minneapolis Park and Recreation Board (MPRB) is the steward of the
Minneapolis park system;

Whereas, The MPRB conducted the Mississippi Riverfront Development Initiative to transform
the winning proposal from the Minneapolis Riverfront Design Competition to RiverFirst, a
visionary plan and implementation strategy for development of parks and open space along the
upper river in Minneapolis;

Whereas, The MPRB conducted the 2012 Above the Falls Regional Park Master Plan and the
City of Minneapolis conducted the 2013 Above the Falls Master Plan Update as a collaborative
process to plan for future land use along the Mississippi River and within the Above the Falls
Regional Park;

Whereas, The Upper Harbor Terminal is a 50-acre parcel of land owned by the City of
Minneapolis along the Mississippi River in North Minneapolis;

Whereas, A portion of the Upper Harbor Terminal (UHT) is an area identified as Above the Falls
Regional Park along the Mississippi River and is designated as a regional park by the MPRB and
Metropolitan Council;

Whereas, MPRB authorized execution of a Memorandum of Understanding (MOU) with the City
of Minneapolis to guide a collaborative process to seek a developer for the UHT site through a
Request for Qualifications (RFQ) process;

Whereas, One submission was reviewed by City and MPRB staff, representatives of the City
Council and the Board of Commissioners, and by community members through an online survey
and a public meeting;

Whereas, The submission from a development team led by United Properties meets the
minimum criteria established in the RFQ and provides a thorough submission with all of the
required content;

Whereas, Upon designation from the MPRB and the City of Minneapolis, MPRB and City staff
will work cooperatively to negotiate an agreement with United Properties for the development
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of UHT and bring the draft agreement to the MPRB and the City for final review and approval;
and

Whereas, This resolution is supported by the MPRB 2007-2020 Comprehensive Plan, which
envisions "Dynamic parks shape city character and meet diverse community needs;"

RESOLVED, That the Board approves the designation of a master developer team led by United
Properties for the Upper Harbor Terminal Redevelopment and authorizes staff to work with the
City of Minneapolis to negotiate initial terms of an agreement with the Master Developer
Team; and

RESOLVED, That the President of the Board and Secretary to the Board are authorized to take
all necessary administrative actions to implement this resolution.

Resolution 2017-109 Page 2

Packet Pg. 122



8.B.3

Planning CommitteeTO:

Michael Schroeder,FROM:

January 25, 2017DATE:

Resolution Approving the Designation of a Master Developer Team Led by United
Properties for the Upper Harbor Terminal Redevelopment and Authorizing Staff to Work
with the City of Minneapolis to Negotiate Initial Terms of an Agreement with the Master
Developer Team

SUBJECT:

BACKGROUND

This resolution approves the designation of United Properties as the development team for the
Upper Harbor Terminal (UHT) site and authorizes Minneapolis Park & Recreation Board (MPRB)
and the City of Minneapolis to work cooperatively to negotiate initial terms of a development
agreement for consideration by the City Council and the Board of Commissioners.

In early 2016, the MPRB authorized execution of a Memorandum of Understanding (MOU) with
the City of Minneapolis to guide a collaborative process to seek a developer for the UHT site
through a Request for Qualifications (RFQ) process. After obtaining community input-
(Attachment A ), the RFQ (Attachment B) was issued in August 2016.

One response to the RFQ was received. A team led by United Properties offered a submission
meeting all requirements of the RFQ (Attachment C). United Properties' submission was
reviewed by City MPRB staff, community input was sought via an online survey, and a public
meeting was held where the submission was presented and reviewed. (Attachment D, with
responses to the United Properties submission compiled through November 13, 2016).

The submission itself and the input from the staff team and community have been reviewed by
a City/MPRB Recommendation Committee composed of the following:

Elected officials
• Mayor Betsy Hodges; alternate Erick Garcia Luna
• City Council President Barbara Johnson
• MPRB Commissioner Jon Olson
• MPRB President Anita Tabb

City/MPRB senior staff
• David Frank (CPED)
• Mark Ruff; alternate Mark Winkelhake (Finance)
• Michael Schroeder (MPRB)
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• D. Craig Taylor (CPED)
City/MPRB project managers

• Ann Calvert (CPED project manager)
• Kate Lamers (MPRB project manager)

Master Developer Submission
The team that made the master developer submission includes the following members:

• Master developer United Properties (team lead),THOR Development, First Avenue
Productions

• Design team Coen + Partners; El Dorado Architects; LSE Architects; Nitsch Engineering;
Pierce Pini + Associates

• Community partner Juxtaposition Arts

• Programming partners Minnesota Orchestra; Minnesota Opera; Minnesota Public
Radio/The Current

The development team meets the minimum criteria established in the RFQ and provided a
thorough submission with all of the required contents. This included:

• Information about the development team's capacity and experience with comparable
projects

• Information about the team's proposed approach to working collaboratively with the
City/MPRB in the planning process and include community engagement to achieve a
successful, equitable outcome

• An initial development program that is not a development proposal, but rather is
intended to give an initial preview of the types of development the team would like to
consider during the collaborative planning process. (Note: This initial development
program is for the entire UHT site plus an adjacent parcel controlled by the team, rather
than just the northern Phase I portion of the site.) This initial development program
includes:
o Publicly accessible riverfront park land
o A significant destination in the form of an amphitheater/performing arts center, plus

possible attractions in some of the existing historic structures on site
o A mixture of other private development (residential, commercial, light industrial,

office, incubator space and mixtures thereof)
o Connections east-west from the community to the site, as well as eventual north-

south connections up and downriver
o Attention to stormwater and environmental sustainability

• Initial suggestions of possible business terms (indicating a likely significant public
investment in site preparation, infrastructure, park improvements, parking, etc., with
the land value and project tax increment as possible primary sources, all of which will be
evaluated/negotiated during the planning process)
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• Initial concepts about possible partnerships/nonprofit involvement in the amphitheater,
incubator space and possible uses in the preserved historic structures

• Initial thinking about a possible timeline and phasing

After reviewing the submission, the Recommendation Committee recommended that this
development team be designated (pending negotiation of an exclusive rights agreement) as the
master developer with whom the City and MPRB will work to formulate a coordinated plan for
the UHT site. This coordinated plan will determine how the site will be divided between park
and development uses and what those uses will be. The plan will also include an
implementation strategy outlining which party will take the various steps needed for
implementation of the plan. This implementation strategy will communicate the terms of the
redevelopment agreements by which the City will convey the appropriate parcels to the MPRB
and the master developer (and any agreed-upon partners).

This recommendation for designated the United Properties team is based on the following
factors:

The development team has strong experience in projects of significant size and varied
types, including public parks (although not with complex sites similar to the UHT) and
corresponding capacity.
The development team includes members with good connections to the community and
a commitment to seeking socio-economic equity.
Both the submission and the initial development program and design indicate that the
team understands and embraces the established goals for UHT redevelopment.
While much needs to be evaluated and refined during the planning process, the team's
initial development program and design seems to be a workable place to start the
collaborative planning process.

The action at hand is whether to: a) designate this development team to work with the City and
MPRB to pursue UHT redevelopment, or take some other path; and b) if the former, to
authorize negotiation of initial terms of an agreement that will guide the collaborative planning
process. This selection does not mean the MPRB is approving the initial development program
or design, or is committing to any specific MPRB role or investment (beyond the staff time to
negotiate the exclusive rights agreement).

Future steps for consideration by the Council and MPRB will include approval of the agreement.
Staff will also return to the Board either to provide information or to seek authorization
regarding specific MPRB actions during the planning process. These actions might include
seeking special funding, grant acceptance, or authorization related to community engagement.
Eventually staff anticipates returning to the Board to seek approval of an overall development
concept following initial planning/evaluation and eventual approval of property transactions or
agreements with the developer and City.
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The exclusive rights agreement is expected to include the following types of terms:
• Parties (City, MPRB, Developer)
• Duration of agreement

• Identification of the property to which the development team is being granted exclusive
rights

• Goal of collaborative planning process and contents of a coordinated plan that will seek
to achieve the Characteristics of Success (see attached)

• Outline of planning approach, roles to be played by parties, development team
members/expertise, relationship/communications between parties during process and
community engagement approach

• Identification of due diligence to be completed and by which party or parties (including
identification of any developer costs that would be subject to City or MPRB
reimbursement if parties cannot reach agreement on redevelopment terms)

• Identification of progress milestones that must be achieved during the planning process,
with possible termination of the agreement if a milestone is not achieved in the
specified time frame

The planning process that will be guided by the agreement will take multiple years to complete.
Once redevelopment agreements are signed, additional time is likely to be needed for the
various parties to secure the needed funds and approvals for implementation. Implementation
is then expected to take place in multiple phases extending over multiple years.

FUNDING SOURCES AND USES

$100,000.00Sources
$100,0002016 Additional Neighborhood Pay as You Go Capital

$100,000.00Uses

$20,000
$30,000
$30,000
$20,000

Survey / Geotechnical Report/Testing
MPRB Planning Administration
Community Engagement
Professional Consultants (Website, Marketing)

Balance 0.00

RECOMMENDATION
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Staff recommends approval of the designation of a master developer team led by United
Properties for the Upper Harbor Terminal Redevelopment and authorizes staff to work with the
City of Minneapolis to negotiate initial terms of an agreement with United Properties.

This action is supported by the following vision and goal statements in the MPRB 2007-2020
Comprehensive Plan.

Vision Theme 3: Dynamic parks that shape city character and meet diverse community
needs.

Goal: Park facility renewal and development respects history and focuses on
sustainability, accessibility, flexibility, and beauty.

HISTORY:

01/04/17 Planning Committee ADOPTED

ATTACHMENTS:

Attachment A: 2016-07-ll_CommunitylnputSummaryintoRFQ (PDF)

Attachment B: FINAL-UHT-Phase-l-RFQ-1 (PDF)

Attachment C: 2016-10-14JJHT Boards_SMALL (PDF)

Attachment D: Summary-of-RFQ-submission-input-thru-11-13-16-1 (PDF)

Prepared By: Kate Lamers,, Design and Project Management
Review:
Cindy Anderson Completed
Cliff Swenson Completed
Michael Schroeder Completed
Jayne Miller Completed
Planning Committee Completed
Minneapolis Park and Recreation Board Pending 01/25/2017 5:00 PM

12/20/2016 9:29 AM
12/23/2016 5:46 AM

12/23/20161:30 PM
12/27/2016 4:34 PM

01/04/2017 5:10 PM
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