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NOTICE OF DECISION 

 
The City of Minneapolis has completed the Environmental Assessment Worksheet (EAW) process for the 
North Loop Green Project located at 405 and 408 4th Avenue North and 328 and 330 North 4th Street in 
Minneapolis. On November 8, 2019, the City Council decided to not order the development of an 
Environmental Impact Statement (EIS), therefore making a Negative Declaration, and adopting the Findings 
of Fact and Record of Decision document. This City Council action was approved by the Mayor on 
November 15, 2019, and was published in the Finance and Commerce newspaper on December 2, 2019. 
 
Copies of the EAW are available for review at the downtown Minneapolis Central Library located at 300 
Nicollet Mall, and in the office of the City’s CPED, Land Use, Design and Preservation Section at 250 S. 4th 
Street, Room 300 Public Service Center. Copies of these documents can also be provided to individuals 
upon request by Hilary Dvorak, Principal City Planner, phone; 612-673-2639; email: 
hilary.dvorak@minneapolismn.gov. 
 
The EAW, other reports and studies, and the Findings of Fact and Record of Decision for this EAW are also 
available for review on the City of Minneapolis web site:  
http://www.ci.minneapolis.mn.us/cped/planning/WCMS1P-152386. 
 

mailto:hilary.dvorak@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/planning/WCMS1P-152386


FINDINGS OF FACT AND RECORD OF DECISION 
 

ENVIRONMENTAL ASSESSMENT WORKSHEET 
 

North Loop Green Project 
 

Location: 405 and 408 4th Avenue North and 328 and 330 North 4th Street 
City of Minneapolis, Hennepin County, Minnesota 

 
Responsible Governmental Unit (RGU): City of Minneapolis 

 

 RGU Proposer / Project Contact 

Contact persons 
City of Minneapolis 

Hilary Dvorak 
Hines and BIT NLG III Investors LLC 

David Spillman 
Title Principal City Planner Vice President – Construction 

Address 
250 South 4th Street, Room 300, 

PSC 
90 South 7th Street, Suite 150 

City, State, ZIP Minneapolis, MN 55415 Minneapolis, MN 55402 
Phone 612-673-2594 612-332-9284 
E-mail hilary.dvorak@minneapolismn.gov david.spillman@hines.com 

 
Final action (refer to Exhibit D): Based on the Environmental Assessment Worksheet, the “Findings of Fact and 
Record of Decision,” and related documentation for the above project, the City of Minneapolis concluded the 
following on October 31, 2019: 
 

1. The Environmental Assessment Worksheet, the “Findings of Fact and Record of Decision” document, and 
related documentation for the North Loop Green Project were prepared in compliance with the 
procedures of the Minnesota Environmental Policy Act and Minn. Rules, Parts 4410.1000 to 4410.1700 
(2009). 

 
2. The Environmental Assessment Worksheet, the “Findings of Fact and Record of Decision” document, and 

related documentation for the project have satisfactorily addressed all of the issues for which existing 
information could have been reasonably obtained.  

 
3. The project does not have the potential for significant environmental effects based upon the above 

findings and the evaluation of the following four criteria (per Minn. Rules, Parts 4410.1700 Subp. 7): 
• Type, extent, and reversibility of environmental effects; 
• Cumulative potential effects; 
• Extent to which the environmental effects are subject to mitigation by ongoing public regulatory 

authority; 
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• Extent to which environmental effects can be anticipated and controlled as a result of other 
environmental studies undertaken by public agencies or the project proposer, including other 
EISs. 

 
4. The finding by the City that the EAW is adequate and no EIS is required provides no endorsement, 

approval or right to develop the proposal and cannot be relied upon as an indication of such approval. 
This finding allows the proposer to formally initiate the City’s process for considering the specific 
discretionary permissions necessary for redevelopment, and for the City in this process, informed by the 
record of the EAW, to identify and encourage the elements for compatible redevelopment, and assure 
their implementation at this site. 

 
Consequently, the City does not require the development of an Environmental Impact Statement (EIS) for the 
project. 
 
I. ENVIRONMENTAL REVIEW AND RECORD OF DECISION 
 
The City of Minneapolis prepared a Mandatory Environmental Assessment Worksheet (EAW) for the North Loop 
Green Project according to the Environmental Review Rules of the Minnesota Environmental Quality Board (EQB) 
under Rule 4410.4300 Subpart 32. Mixed residential and industrial/commercial projects with a sum of quotients 
exceeding 1.0 . Exhibit A includes the project summary, and Exhibit B includes the Environmental Review Record. 
 
II. EAW NOTIFICATION AND DISTRIBUTION 
 
On August 12, 2019, the City published the EAW and distributed it to the official EQB mailing list and to the 
project mailing list. The EQB published notice of availability in the EQB Monitor on August 12, 2019, as well. 
Exhibit C includes the public notification record and mailing list for distribution of this EAW. 
 
III. COMMENT PERIOD, PUBLIC MEETING, AND RECORD OF DECISION 
 
Exhibit E includes the comment letters received. The Zoning and Planning Committee of the Minneapolis City 
Council considered the EAW and the draft of this "Findings of Fact and Record of Decision" document during its 
October 31, 2019, meeting. Notification of this Zoning and Planning Committee public meeting was provided 
with the EAW and to all persons or agencies commenting on the EAW. 
 
IV. SUBSTANTIVE COMMENTS / COMMENTS RECEIVED AND RESPONSES TO THESE COMMENTS 
 
The City received eight (8) written comments during the public comment period on the dates identified from the 
following: 
 

1. US Army Corps of Engineers, August 9, 2019 
2. Office of the State Archaeologist, August 27, 2019 
3. Minnesota Pollution Control Agency, September 5, 2019 
4. Hennepin County, September 11, 2019 
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5. Metropolitan Council, September 11, 2019 
6. Minnesota Department of Transportation, September 11, 2019 
7. Minnesota Department of Transportation and Hennepin County Regional Railroad Authority, September 

11, 2019 
8. State Historic Preservation Office, September 11, 2019 

The following section provides a summary of these comments and responses to them (Exhibit E includes the 
complete comment). 
 

1. Department of the Army 
 
Comment: “We have received your submittal described below. You may contact the Project Manager 
with questions regarding the evaluation process. The Project Manager may request additional information 
necessary to evaluate your submittal.” 
 
“Additional information about the St. Paul District Regulatory Program, including the new Clean Water 
Rule, can be found on our web site at http://www.mvp.usace.army.mil/missions/regulatory.  
 
Please note that initiating work in waters of the United States prior to receiving Department of the Army 
authorization could constitute a violation of Federal law. If you have any questions, please contact the 
Project Manager.” 
 
Response: Comment noted for the record. 
 

2. Office of the State Archaeologist 
 
Comment: “I recommend that a qualified archaeologist conduct a survey to determine if the project 
could damage unrecorded historical period archaeological sites. Although no archaeological site is 
currently recorded within the proposed project area, it is situated within the Minneapolis Warehouse 
Historic District and has a moderate to high potential for containing historical archaeological remains 
preserved beneath the surface parking lot.” 
 
Response: A Phase 1A literature search for archaeological potential was conducted for the Dock Street 
Flats and T3 office building development sites as part of the 2011 EAW for the first two phases of the 
North Loop Green PUD. The 2011 search revealed no archaeological sites previously identified within the 
PUD phase 1 and 2 area. The 2011 report did note several archeological sites identified in the general 
vicinity, none of which included the PUD phase 3 area. Based on the literature search, the land use history 
of the project area that significantly modified the landscape for the railroad grade separation project in 
1890-91, and the types of structures constructed post 1891, the 2011 study determined that no 
subsurface archaeological testing was recommended. The same land use disturbance occurred in the PUD 
phase 3 site as part of the same grade separation project and the post 1891 land use as part of the rail 
yards was also the same in all three PUD phase areas. No historical archaeological resources were 
uncovered during the excavation and construction of the Dock Street Flats and T3 projects and associated 
infrastructure for PUD phases 1 and 2. Furthermore, the project site has been significantly disturbed in 

http://www.mvp.usace.army.mil/missions/regulatory
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the past with the excavation for and construction of the I-94 overpasses that bisect the development area 
and installation of the Bassett Creek tunnel with no known archaeological findings. Therefore, as for the 
PUD phase 1 and 2 areas, there is a low probability that the PUD phase 3 area contains any intact 
archaeological resources. If cultural materials are encountered during construction, Unanticipated 
Discoveries protocols will be followed. 
 

3. Minnesota Pollution Control Agency 
 
Comment: “Table 3 in this section indicates that a Response Action Plan Approval is required from the 
MPCA. However, there is no discussion in the EAW regarding the presence of contamination needing 
remediation at or near the Project site.” 
 
Response: There is no known contamination on the site; however, additional investigation will occur prior 
to construction. If hazardous waste and/or contaminated soils are identified, a Response Action Plan (RAP) 
will be prepared and submitted to MPCA for approval. A construction contingency plan will also be 
prepared for the site. Any hazardous waste encountered will be removed by a certified contractor per the 
construction contingency plan. 
 
Comment: “In addition to constructing during daytime hours, the MPCA recommends that the developer 
use the appropriate mufflers on construction equipment, as applicable, during all phases of Project 
buildout.” 
 
Response: All construction equipment will be fitted with proper mufflers during operation. 
 
Comment: “The proposed Project is intended to provide mixed-use amenities to individuals in "The Cut," 
including residences and green space below a portion of I-94 ("Underpass Plaza"). The planned residences 
will be covered by the state noise standards under the strictest levels of the standard, Noise Area 
Classification (NAC) 1 (see Minn. R. ch. 7030.0050). It is unclear in the EAW if there are any planned 
outdoor components to the residential units in the 37-story building (balconies, terraces, rooftop 
amenities), but such spaces would have to meet the NAC noise 1 standards for residential outdoor use. 
 
As to the planned Underpass Plaza, which may include a dog park, garden, and/or railyard terrace, NAC 
2 standards would apply. Although these land use standards are less stringent than those for NAC 1 areas, 
the MPCA recommends that the city of Minneapolis and/or the developer conduct noise monitoring in 
the existing space to understand what noise levels there are now. Doing so may help the city of 
Minneapolis and the developer identify potential noise mitigation techniques, if necessary, to help the 
space meet the state standards. The City is responsible for preventing a land use in the area that would 
automatically violate the standards (see Minn. R. ch. 7030.0030).” 
 
Response: Due to the urban setting of the development site, background noise may exceed the state 
standards for noise. Construction of noise barriers along City and County streets in downtown 
Minneapolis to reduce traffic noise levels is not feasible or reasonable because of the proximity of 
roadways, sidewalks, and buildings to one another. Therefore, mitigation is not proposed as part of the 
project. The City will work with the proposer to evaluate the existing noise levels in the area, to examine 
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the need, if any, for additional noise reduction technologies to be incorporated into the design of the 
building to reduce interior noise and to reduce the noise levels within the Underpass Plaza area as 
applicable. 
 

4. Hennepin County 
 
Comment: “On page 2 of Attachment C, Travel Demand Management Plan, (page 48 of the main 
document) there is a discussion regarding the Mode Split Survey that they conducted and the survey 
method and questions asked. However, we would like to request the mode split survey responses that 
support the mode split goals provided in this report.” 
 
Response: Mode split survey results will be added to the appendix of the Travel Demand Management 
Plan Report. 
 
Comment: “We also would like to request that some mitigation efforts be proposed for the North 
Washington Ave and North 3rd Ave intersection to help improve the operations of the intersection.” 
 
Response: The intersection of North Washington Ave and North 3rd Ave is currently operating at LOS F 
in the AM peak hour and LOS E in the PM peak hour. The mitigations that are needed at this intersection 
are an existing need and are not being triggered by the proposed project. It has been brought to our 
attention by MnDOT that they have improvements scoped for this intersection in 2024. 
 

5. Metropolitan Council 
 
Comment: “TAZ forecast allocations have been prepared by the City for its 2040 Comprehensive Plan. 
The project site is mostly in TAZ #1324. The City should evaluate whether the TAZ #1324 forecast 
allocations for 2030 and 2040 should be adjusted upward. This can be modified by contacting Council 
Research staff.” 
 
Response: Comment noted. The City will coordinate with the Metropolitan Council to modify the TAZ 
forecast if needed. 
 
Comment: “Metropolitan Council Interceptor I-MN-320 is located within the 5th Street North right-of-
way and runs through the southern tip of the development site. The interceptor sewer was built in 1889 
and is a 72-inch Arch & FRPM Liner Pipe at an approximate depth of 30 feet. To assess the potential 
impacts to our interceptor system, prior to initiating any proposed project, the City should send 
preliminary plans to Tim Wedin, Engineering Services Assistant Manager (651-602-4571), at Metropolitan 
Council Environmental Services for review and comment.” 
 
Response: Comment noted. The proposer will submit the preliminary plans when available. 
 
Comment: “As noted in the EAW, the proposed development is located adjacent to the Target Field 
Transit Station (METRO Green/Blue Lines and Northstar Commuter Rail). The Council wishes to ensure 
that final project plans and construction activities minimize potential interference and negative impacts 
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on transit access and operations. Council staff look forward to working with the City and the developer 
on this project, which has the potential to support transit use. Please contact Thomas McGannon, Principal 
Engineer, at Metro Transit Engineering & Facilities for ongoing coordination and communication at 612-
349-7540 or thomas.mcgannon@metrotransit.org.” 
 
Response: Comment noted. 
 
Comment: “As noted in the EAW, the proposed development is located adjacent to the Cedar Lake 
Regional Trail. The Council wishes to ensure that final project plans consider ways to enhance the adjacent 
trail, as well as avoiding or minimizing negative impacts during construction. Please coordinate with Adam 
Arvidson at the Minneapolis Park and Recreation Board, the regional park implementing agency for the 
Cedar Lake Regional Trail, at 612-230- 6470 or aarvidson@minneapolisparks.org.” 
 
Response: Comment noted. 
 
Comment: “Considering the scale of the project, its proximity to a major trip generator (Target Field), 
and its proximity to a multi-modal transportation hub, the Council encourages the City to conduct a 
multi-modal level of service (LOS) analysis at intersections in the project area. This is addressed by the 
National Cooperative Highway Research Program (NCHRP) Report 616: Multimodal Level of Service 
Analysis for Urban Streets: https://nacto.org/docs/usdg/nchrp rpt 616 dowling.pdf.” 
 
Response: A multi-modal level of service analysis is not required by an EAW. 
 
Comment: “The traffic analysis may underestimate the opening day impacts of vehicle trips if the modal 
splits are not immediate. The Travel Demand Management Plan (TDMP) suggests that this could be the 
case: Under "strategy commitments" (page 12 of the TDMP), the developer is expected to conduct 
building surveys annually until "mode split goals are achieved". The City may wish to consider the 
potential impacts of a more conservative modal split as part of its multimodal LOS analysis.” 
 
Response: The traffic analysis performed in the Travel Demand Management Plan (TDMP) is consistent 
with other TDMPs in the city of Minneapolis. 
 
Comment: “The EAW states that the project will provide an on-site bicycle trail that connects to the Cedar 
Lake Trail. Because the Cedar Lake Trail is at a different grade than downtown streets, the Council 
encourages the City and developer to explore alternatives that would enhance connections with nearby 
on-street bikeways.” 
 
Response: The City will work with the proposer to explore alternatives to enhance connections within the 
site to nearby on-street bikeways. 
 

6. Minnesota Department of Transportation 
 
Comment: “MnDOT appreciates the project coordination provided by Hines Management and the City 
of Minneapolis to advance plans for the “Green,” a plaza-style development underneath the 3rd and 4th 

mailto:thomas.mcgannon@metrotransit.org
mailto:aarvidson@minneapolisparks.org
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Street bridges. MnDOT appreciates the opportunity to be involved and looks forward to future 
coordination and collaboration as plans are further refined.” 
 
Response: Comment noted. 
 
Comment: “The Cedar Lake Trail is a regionally significant and heavily used trail facility. Please ensure 
that the trail remains open during project construction, or an alternative pedestrian and bicycle route is 
provided.” 
 
Response: If trail closures are required during construction, an alternative pedestrian and bicycle route 
will be provided. 
 
Comment: Page 10 of the Travel Demand Management (TDM) plan states that the Washington Avenue 
and North 3rd Avenue improvements are scheduled to be implemented in 2022. However, MnDOT has 
these improvements scoped for 2024.” 
 
Response: The Travel Demand Management Plan Report will be updated to 2024. 
 
Comment: “There are several intercity passenger, commuter, and transit plans and planning efforts that 
propose use and expansion of the existing Target Field Station located adjacent to the site. Many of these 
plans discuss an expansion of this station. As plans are refined, please continue to involve the Hennepin 
County Regional Rail Authority (HCRRA) and MnDOT’s Office of Freight and Commercial Vehicle 
Operations (OFCVO) in future discussion about any site design elements that may impact these plans.” 
 
Response: The City and the project proposer will continue to coordinate with HCRRA and OFCVO on the 
site design. 
 
Comment: “MnDOT's policy is to assist local governments in promoting compatibility between land use 
and highways. Residential uses located adjacent to highways often result in complaints about traffic noise. 
Traffic noise from this highway could exceed noise standards established by the Minnesota Pollution 
Control Agency (MPCA), the U.S. Department of Housing and Urban Development, and the U.S. 
Department of Transportation. Minnesota Rule 7030.0030 states that municipalities having the authority 
to regulate land use shall take all reasonable measures to prevent the establishment of land use activities, 
listed in the MPCA's Noise Area Classification (NAC), anywhere that the establishment of the land use 
would result in immediate violations of established State noise standards. 
 
MnDOT policy regarding development adjacent to existing highways prohibits the expenditure of 
highway funds for noise mitigation measures in such developed areas. The project proposer is required 
to assess the existing noise situation and take the action deemed necessary to minimize the impact to 
the proposed development from any highway noise.” 
 
Response: Due to the urban setting of the development site, background noise may exceed the state 
standards for noise. Construction of noise barriers along City and County streets in downtown 
Minneapolis to reduce traffic noise levels is not feasible or reasonable because of the proximity of 
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roadways, sidewalks, and buildings to one another. Therefore, mitigation is not proposed as part of the 
project. The City will work with the proposer to evaluate the existing noise levels in the area, to examine 
the need, if any, for additional noise reduction technologies to be incorporated into the design of the 
building to reduce interior noise and to reduce the noise levels elsewhere in the development site as 
applicable. 
 

7. Minnesota Department of Transportation and Hennepin County Regional Railroad Authority 
 
Comment: “OFCVO and HCRRA have a concern that the proposed EAW does not discuss the impacts of 
the proposed development upon passenger rail plans and planning efforts currently underway in the City 
of Minneapolis, the Twin Cities Metropolitan Area or the State of Minnesota. This concern is directly 
related to the location of the development adjacent to the existing passenger rail station known as Target 
Field Station, which is a critical and essential component of a robust commuter and intercity rail system 
focused on the City of Minneapolis. The State of Minnesota and the City of Minneapolis have adopted 
policies and plans that provide for future passenger rail and these plans depend heavily upon the future 
expansion of Target Field Station. This expansion is necessary to allow additional commuter rail service 
and the future establishment of intercity passenger rail service between the City of Minneapolis and other 
cities including Chicago, Duluth, and other regionally and nationally significant locations. These policies 
and plans also require an intermodal passenger facility serving the hub. 
 
Previous proposals for developments by the Proposer in the immediate vicinity, specifically the Dock 
Street Apartments and the T3 development, resulted in significant efforts to ensure that sufficient right-
of-way would remain available so that the existing Target Field Station could be effectively expanded to 
include additional platforms and track… 
 
MnDOT and HCRRA ask that the EAW address how the proposed development will consider and 
incorporate existing and current planning efforts, as they relate to the development of future passenger 
rail facilities and amenities as this location is important to the development of passenger rail and 
associated facilities within the North Loop neighborhood, the Twin Cities region and the State of 
Minnesota. 
 
Response: The EAW notes in several places that the project site is adjacent to Target Field Station, which 
currently serves two light rail lines and the Northstar Commuter passenger rail line. Target Field Station 
is the intermodal station envisioned in the 2003 Downtown East/North Loop Master Plan that is 
referenced in the comment letter. The Minnesota Comprehensive Statewide Freight and Passenger Rail 
Plan and other plans envision development of additional commuter rail lines that would require expansion 
of Target Field Station with additional platforms and passenger facilities. Development of a high-density 
office and residential project adjacent to the station is compatible with the station and the various 
governmental land use goals for station areas. The proximity of the station will benefit the occupants of 
the project, who will have easy access to the existing and future transit services. It will also benefit the 
City’s, County’s, and State’s transit goals by increasing demand for and use of transit. 
 
The project will improve accessibility to the multimodal Target Field Station for pedestrians and bicyclists 
by significantly expanding and improving the pedestrian realm along the northeast side of N 5th Street. 
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The project design incorporates a publicly-accessible stair and elevator connection from the proposed 
plaza along the elevated section of N 5th Street down to the grade level of the commuter rail platforms 
and Cedar Lake Trail. In consultation with MnDOT, the proposer is also planning for a publicly-accessible 
plaza with vertical circulation to the green space below the 3rd and 4th Street highway ramps that provide 
additional opportunities to connect to the Cedar Lake Trail and potential expansion of Target Field 
Station. If in the future the passenger rail station adjacent to the project site is expanded to a multi-level 
station, the proposed plaza at the N 5th Street elevation allows an opportunity for additional connections 
between the project site and potential station facilities at that level. 
 
As noted in the comment letter, the proposer granted easements to HCRRA in 2012 that will provide 
areas for relocation of the Cedar Lake Trail and expansion of the commuter rail platforms and facilities if 
the vision for additional commuter rail lines comes to fruition. The 2012 Agreement is not a governmental 
plan; it is a private agreement between the proposer and HCRRA that allows for the Cedar Lake Trail to 
be relocated into an easement area on the proposer’s property above which the proposer is able to 
construct buildings. Upon relocation of the Cedar Lake Trail, the area of the existing Cedar Lake Trail 
would be available for expansion of the station facilities. The project as designed and proposed 
(consistent with the 2012 Agreement) has taken into consideration the future relocation of the Cedar Lake 
Trail. The T3 building that was approved by the City as the second phase of the PUD in 2015 was designed 
and built to accommodate the potential relocation of the Cedar Lake Trail. The design and construction 
of the T3 building under the 2012 Agreement posed no concerns with respect to the City’s zoning, land 
use, or other permitting authority. As it was in 2015, the proposer will continue to work with HCRRA to 
assure the phase 3 building also complies with the terms of that private agreement. 
 
Comment: 
1. In Section 6b (4th paragraph, page 3), the EAW describes the "24 hour use of the site" in reference to 

Target Field Station as "the Twin Cities' main transit hub." However, there is no mention of the regional 
and statewide significance of the site as a planned hub for an expanded commuter and passenger 
rail network in the future. The EAW should address the role of existing and future passenger rail 
opportunities present at the project site given the positive impact upon the project and the 
anticipated convergence of statewide transportation infrastructure investment in the area, and the 
potential impacts of the project on those opportunities in light of the 2012 Agreement.” 
 

Response: The EAW notes in several places that the project site is adjacent to the multi-modal Target 
Field Station, which currently serves two light rail lines and the Northstar Commuter passenger rail line 
and is adjacent to the Cedar Lake Trail. The Minnesota Comprehensive Statewide Freight and Passenger 
Rail Plan and other plans noted in the comment letter envision development of additional commuter rail 
lines that would require expansion of Target Field Station with additional platforms and passenger 
facilities. Development of a high-density office and residential project adjacent to the station is 
compatible with the station and the various governmental land use goals for station areas. The proximity 
of the station will benefit the occupants of the project, who will have easy access to the existing and 
future transit services. It will also benefit the City’s, County’s, and State’s transit goals by increasing 
demand for and use of transit. 
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The project will improve accessibility to the multimodal Target Field Station for pedestrians and bicyclists 
by significantly expanding and improving the pedestrian realm along the northeast side of N 5th Street. 
The project design incorporates a publicly-accessible stair and elevator connection from the proposed 
plaza along the elevated section of N 5th Street down to the grade level of the commuter rail platforms 
and Cedar Lake Trail. In consultation with MnDOT, the proposer is also planning for a publicly-accessible 
plaza with vertical circulation to the green space below the 3rd and 4th Street highway ramps that provide 
additional opportunities to connect to the Cedar Lake Trail and potential expansion of Target Field 
Station. If in the future the passenger rail station adjacent to the project site is expanded to a multi-level 
station, the proposed plaza at the N 5th Street elevation allows an opportunity for additional connections 
between the project site and potential station facilities at that level. 
 
Comment: 
2. In Section 6b (4th paragraph, page 3), the EAW states: "The design is mindful of the public realm 

(green space) and the pedestrian experience and will improve the connectivity to neighboring 
properties, the Cedar Lake Trail…" During the development of the last two projects by Hines (T3 and 
Dock Street Apartments), Hines, the City of Minneapolis, HCRRA, and MnDOT worked cooperatively 
to plan for the future relocation of the Cedar Lake Trail. The EAW should discuss, disclose, and analyze 
how the new building can accommodate the future relocation of the Cedar Lake Trail in accordance 
with the 2012 Agreement or if the development would cause impacts to the trail relocation and 
expansion of passenger rail facilities.” 

 
Response: As noted in the comment letter, the proposer granted easements to HCRRA in 2012 that will 
provide areas for relocation of the Cedar Lake Trail and expansion of the commuter rail platforms and 
facilities if the vision for additional commuter rail lines comes to fruition. The 2012 Agreement is not a 
governmental plan; it is a private agreement between the proposer and HCRRA that allows for the Cedar 
Lake Trail to be relocated into an easement area on the proposer’s property above which the proposer is 
able to construct buildings. Upon relocation of the Cedar Lake Trail, the area of the existing Cedar Lake 
Trail would be available for expansion of the station facilities. The T3 building that was approved by the 
City as the second phase of the PUD in 2015 was designed and built to accommodate the potential 
relocation of the Cedar Lake Trail. The design and construction of the T3 building under the 2012 
Agreement posed no concerns with respect to the City’s zoning, land use, or other permitting authority. 
The proposer will design the project to accommodate future relocation of the Cedar Lake Trail consistent 
with the 2012 Agreement. 
 
Comment: 
3. “Section 9aii of the proposed EAW reviews certain land use and planning documents, many of which 

-- as described in items 1-6 above -- include references to future passenger rail and the need for an 
intermodal facility. However, Section 9b of the proposed EAW, which is supposed to "discuss the 
project's compatibility with nearby land uses, zoning, and plans," does not mention passenger rail or 
passenger rail facilities. The EAW should disclose impacts and describe how the proposer intends to 
mitigate such impacts. In doing so, it should specify the steps the Proposer intends to take in order 
to ensure compliance with the 2012 Agreement and the advancement of City and State policies 
regarding passenger rail facilities in this area.” 
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Response: See response to Comment 1, above, regarding the existing and potential expansion of 
passenger rail facilities and project compatibility with those facilities. See response to Comment 2 above 
regarding the 2012 Agreement. 
 
Comment: 
4. “Section 18(a) of the proposed EAW addresses the "availability of transit and/or other alternative 

transportation modes." However, this section makes no mention of future passenger rail or passenger 
rail facilities.” 
 

Response: See response to Comment 1 above regarding potential expansion of passenger rail and 
facilities. 
 
Comment: 
5. “The Travel Demand Management Plan (Attachment C to the proposed EAW) identifies several City 

of Minneapolis transportation policies (see p. 1 of the Travel Demand Management Plan), including 
"Policy 2.10: Support the development of a multimodal Downtown transportation system that 
encourages an increasingly dense and vibrant regional center." However, the EAW does not carry 
through any analysis of how the proposed development advances those City policies, nor does the 
Travel Demand Management Plan discuss the role of future passenger rail in regard to the proposal.” 
 

Response: Development of a high-density office and residential project adjacent in this location is 
consistent with Transportation Policy 2.10 because the project will support and promote use of the 
multimodal Target Field Station and the light rail, passenger rail, bike trail, bus transit and pedestrian 
opportunities that converge at the station and extend into Downtown, the North Loop neighborhood 
and beyond. The TDMP describes the Northstar Commuter passenger rail line and those METRO light rail 
lines that are either existing or under construction that are or will be served by Target Field Station. 
Potential future passenger rail services are too remote to be incorporated into a TDMP at this time. 
 
Comment: 
6. “The Downtown East North Loop master plan describes a "three-dimensional envelope required to 

preserve the opportunity for the Intermodal Station" upon or adjacent to the subject property. Neither 
the TDMP nor the EAW provide detail about or assess the developers' intentions to incorporate a 
future multi-modal station within the project, or a potential connection from the project to an 
adjacent station which may be constructed in the future. The EAW should address how the completion 
of this development impacts the implementation of a local, regional, and statewide transportation 
network that does not rely primarily upon private automobile usage consistent with the City's 
Complete Streets policy, Access Minneapolis, and the Comprehensive plan.” 
 

Response: Target Field Station, which along with the Northstar commuter rail opened for service in 2009, 
is the intermodal station envisioned in the 2003 Downtown East/North Loop Master Plan. See responses 
to Comment 1 and Comment 5 above regarding how the project will support utilization of the existing 
station, potentially connect to an expanded, “three-dimensional” station, and promote transportation 
alternatives to private automobile usage. The TDMP contains specific strategy commitments intended to 
minimize automobile trips. 
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8. State Historic Preservation Office 

 
Comment: “As you are aware, the proposed project site is located within the Minneapolis Warehouse 
Historic District, a historic property which is listed in the National Register of Historic Places (NRHP) and 
is also a designated local historic district. 
 
Due to its location within the NRHP-listed and locally listed historic district, any new development at this 
site should be designed in accordance with the Secretary of the Interior's Standards for the Treatment of 
Historic Properties (Standards), specifically the Standards and associated Guidelines pertaining to new 
construction in a historic district. The new development should also take into account the guidance set 
forth in the Minneapolis Warehouse Historic District Design Guidelines (CPED 2010) which are founded 
upon the Standards. 
 
According to information included in the EAW, the development will include the construction of two 
towers, one of which will be approximately 37 stories tall. This building height is not compatible with the 
massing and scale of buildings within the historic district and therefore does not meet Standards. Also, 
the proposed height greatly exceeds the recommendations set forth in the Minneapolis Warehouse 
Historic District Design Guidelines, which calls for building heights in this area not to exceed twenty (20) 
stories. 
 
We recommend that consideration be given to reduce the height of the proposed taller building in order 
to be more compatible with the characteristics of, and not cause adverse impacts to, the historic district. 
It will be extremely beneficial for the City to require a visual assessment and viewshed analysis be 
completed for this development in order to assess the effects of the project on the NRHP-listed and 
locally designated historic district. We understand that the Minneapolis Heritage Preservation 
Commission will be reviewing this project proposal for appropriateness consistent with the Minneapolis 
Warehouse Historic District Design Guidelines.” 
 
Response: The project will be reviewed by the HPC for consistency with the design guidelines for the Rail 
Yards Area of the Warehouse District and with the applicable Secretary of Interior’s Standards for the 
Treatment of Historic Properties. Visual assessment of the effect of the project on the historic district will 
be part of the HPC review. With respect to height, the Warehouse District guidelines state that “additional 
height will be considered if evidence is provided that shows the additional height is compatible with 
adjacent historic resources and the other contexts of the district.” 
 
Comment: “Also, due to the nature and location of the proposed project, we recommend that a Phase I 
archaeological survey be completed for historical archaeology.” 
 
Response: A Phase 1A literature search for archaeological potential was conducted for the Dock Street 
Flats and T3 office building development sites as part of the 2011 EAW for the first two phases of the 
North Loop Green PUD. The 2011 search revealed no archaeological sites previously identified within the 
PUD phase 1 and 2 area. The 2011 report did note several archeological sites identified in the general 
vicinity, none of which included the PUD phase 3 area. Based on the literature search, the land use history 
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of the project area that significantly modified the landscape for the railroad grade separation project in 
1890-91, and the types of structures constructed post 1891, the 2011 study determined that no 
subsurface archaeological testing was recommended. The same land use disturbance occurred in the PUD 
phase 3 site as part of the same grade separation project and the post 1891 land use as part of the rail 
yards was also the same in all three PUD phase areas. No historical archaeological resources were 
uncovered during the excavation and construction of the Dock Street Flats and T3 projects and associated 
infrastructure for PUD phases 1 and 2. Furthermore, the project site has been significantly disturbed in 
the past with the excavation for and construction of the I-94 overpasses that bisect the development area 
and installation of the Bassett Creek tunnel with no known archaeological findings. Therefore, as for the 
PUD phase 1 and 2 areas, there is a low probability that the PUD phase 3 area contains any intact 
archaeological resources. If cultural materials are encountered during construction, Unanticipated 
Discoveries protocols will be followed. 
 
Comment: “Finally, this comment letter does not address the requirements of Section 106 of the National 
Historic Preservation Act of 1966 and 36 CFR § 800. If this project is considered for federal financial 
assistance, or requires a federal permit or license, then review and consultation with our office will need 
to be initiated by the lead federal agency. Be advised that comments and recommendations provided by 
our office for this state-level review may differ from findings and determinations made by the federal 
agency as part of review and consultation under Section 106.” 
 
Response: Comment noted. 
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V. ISSUES IDENTIFIED IN THE EAW 
 
No substantive environmental impacts/issues were identified in this EAW. 
 
VI. COMPARISON OF POTENTIAL IMPACTS WITH EVALUATION CRITERIA 
 
In deciding whether a project has the potential for significant environmental effects and whether an 
Environmental Impact Statement (EIS) is needed, the Minnesota Environmental Quality Board rules (4410.1700 
Subp. 6 & 7) require the Responsible Governmental Unit (RGU), the City of Minneapolis in this circumstance, to 
compare the impacts that may be reasonably expected to occur from the project with four criteria by which 
potential impacts must be evaluated. The following is that comparison: 
 

A. Type, extent, and reversibility of environmental effects: 
 
The environmental effects identified in the petition are visual, localized, and can be mitigated through 
the City’s existing formal development review process. This process captures and evaluates development 
proposals not only from a Planning perspective, which encompasses community planning, heritage 
preservation and development services analysis, but also includes evaluations by the Public Works 
Department related to stormwater management, water and sewer design, traffic, streets, right-of way, 
etc., the Construction Code Services Division of CPED related to building code review and inspections and 
the various utility companies. 
 

B. Cumulative potential effects: 
 
All future development within the area will be considered through the City’s development review process; 
either administratively or through a public hearing process. This has and will continue to allow the City to 
manage potential cumulative effects of future development within the vicinity and throughout the City 
as a whole. 
 

C. Extent to Which the Environmental Effects are Subject to Mitigation by Ongoing Public Regulatory 
Authority 
 
The City has discretionary authority through its development review process, and the City and State have 
authority through the permit approvals required for this project to address, mitigate or avoid the 
environmental effects identified in the EAW and the comment letters. 
 
The City’s development review process is comprehensively administered by City Staff and implemented 
by experienced Commissions and the City Council. Any potential environmental effects are mitigated by 
the City’s development review process. 
 
It is important to note that City Staff, the Heritage Preservation Commission and the City Planning 
Commission consider the context, character, and compatibility of new development. 
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D. Extent to which environmental effects can be anticipated and controlled as a result of other 
environmental studies undertaken by public agencies or the project proposer, including other EISs: 
 
A project of this type within an urban setting is neither unique nor unanticipated. Residential, commercial 
and mixed-use developments that have been significantly more intense than the proposed project have 
been the subject of EAWs and EISs as well as the City’s development review process. Based on these 
studies, the environmental effects of this project can be anticipated and controlled by the City’s 
development review process. 

 
VII. DECISION ON THE NEED FOR AN ENVIRONMENTAL IMPACT STATEMENT 
 
Based on the EAW, the “Findings of Fact and Record of Decision” document, and related documentation for this 
project, the City of Minneapolis, as the (RGU) for this environmental review, concludes the following: 
 

1. The Environmental Assessment Worksheet, the “Findings of Fact and Record of Decision” document, and 
related documentation for the North Loop Green Project were prepared in compliance with the 
procedures of the Minnesota Environmental Policy Act and Minn. Rules, Parts 4410.1000 to 4410.1700 
(2009). 

 
2. The Environmental Assessment Worksheet, the “Findings of Fact and Record of Decision” document, and 

related documentation for the project have satisfactorily addressed all of the issues for which existing 
information could have been reasonably obtained. 

 
3. The project does not have the potential for significant environmental effects based upon the above 

findings and the evaluation of the following four criteria (per Minn. Rules, Parts 4410.1700 Subp. 7): 
• Type, extent, and reversibility of environmental effects; 
• Cumulative potential effects; 
• Extent to which the environmental effects are subject to mitigation by ongoing public regulatory 

authority; 
• Extent to which environmental effects can be anticipated and controlled as a result of other 

environmental studies undertaken by public agencies or the project proposer, including other 
EISs. 

 
4. The finding by the City that the EAW is adequate and no EIS is required provides no endorsement, 

approval or right to develop the proposal and cannot be relied upon as an indication of such approval. 
This finding allows the proposer to formally initiate the City’s process for considering the specific 
discretionary permissions necessary for redevelopment, and for the City in this process, informed by the 
record of the EAW, to identify and encourage the elements for compatible redevelopment, and assure 
their implementation at this site. 

 
Consequently, the City does not require the development of an Environmental Impact Statement (EIS) for the 
project. 
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Exhibits: 
A. Project Description 
B. Record of Decision 
C. Public Notification Record 
D. Council/Mayor Action  
E. Comments Received 



Findings of Fact and Record of Decision – North Loop Green Project EAW 

 17 

EXHIBIT A 
 
Project Description 
 
This EAW studies the proposed North Loop Green Project located at 405 and 408 4th Avenue North and 328 and 
330 North 4th Street in Minneapolis. The proposed North Loop Green Project will result in the redevelopment of 
an approximately 3.40-acre site. The site consists of six parcels, which are currently surface parking lots, plus a 
0.8-acre air rights easement and is bounded by North 5th Street, North 3rd Avenue, and BNSF freight rail and 
NorthStar Commuter Rail tracks in downtown Minneapolis. The project anticipates accommodating 450 
residential units, 370,000 square feet of office, 20,000 square feet of retail/restaurant, and 590 parking stalls. A 
five-level parking ramp will be constructed from up to two levels below ground up to North 5th Street. 
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EXHIBIT B 
 
Environmental Review Record for the North Loop Green Project EAW  
 

Date Action 

08/12/2018 
City Staff distributes EAW to official EQB mailing list and Project List. EAW is posted on the 
City’s website. 

08/12/2018 
Minnesota Environmental Quality Board (EQB) publishes notice of availability in EQB Monitor 
and the 30-day comment period commences. 

09/11/2018 EAW public comment period closes. 

10/31/2018 
Zoning and Planning Committee (Z & P) of the City Council considers the “Draft Findings of 
Fact and Record of Decision" report, provides recommendation to the City Council. 

11/8/2019 
City Council approves Z & P Committee recommendation and makes a finding of Negative 
Declaration: EAW is adequate and no EIS is necessary. 

11/15/2019 Mayor approves Council action regarding EAW 

11/16/2019 City publishes notice of Council/Mayor decision in Finance and Commerce. 

11/19/2019 
City publishes and distributes Notice of Decision and availability of final "Findings" report to 
official EQB List and the Project List 

12/2/2019 EQB publishes Notice of Decision in EQB Monitor. 
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EXHIBIT C 
 
Public Notification Record 
 
The following describes the public notification process of CPED for the North Loop Green Project EAW: 
 
1. The City maintains an updated list based on the Official EQB Contact List. The North Loop Green Project 

EAW project list follows. All persons on that list were sent copies of the EAW. CPED also distributes copies 
of the EAW to elected and appointed officials, City staff and others who have expressed interest in the 
project. 

 
2. A notice of the availability of the North Loop Green Project EAW, the dates of the comment period, and 

the process for receiving a copy of the EAW and/or providing comment was published provided with 
each copy of the EAW and in the EQB Monitor and was provided to the City’s CPED Media contact for 
notice and distribution. 

 
3. CPED distributed the Notice of Decision with information regarding the final “Findings” document to the 

Official EQB Contact List and the project list. 
 
4. The EQB published the Notice of Decision in the EQB Monitor. 
 
Attached: 
Official EQB Contact List 
Project List 
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EAW Distribution List, April, 2018 
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Agency and Organization Distribution List 

Environmental review documents must be sent to the agencies listed on pages 12-13 in accordance with the 

requirements for each environmental review process. CDs or electronic copies may be submitted in lieu of paper 

copies, unless a paper copy is specifically noted. Confirmation of receipt is advised when submitting electronic copies 

to an email address provided on the following pages. 

STATE AGENCIES 

Agency/ 
Organization 

Distribution 
Instructions 

Mailing Address 
Electronic Submission  

(if applicable) 

Environmental 
Quality Board 

1 copy 

Environmental Quality Board 
Environmental Review Program  
520 Lafayette Road N – 4th Floor  
St. Paul, MN 55155-4194  

*Please use the EQB Monitor 
Submission Form 

 

Department of 
Agriculture 
 

1 copy 

Becky Balk 
Department of Agriculture 
625 North Robert Street 
St. Paul, MN 55155  

becky.balk@state.mn.us 
 

Department of 
Commerce 

1 copy 

Ray Kirsch 
Department of Commerce 
85 Seventh Place East, Suite 280  
St. Paul, MN 55101  

raymond.kirsch@state.mn.us 
 
 

Department of 
Health 

1 copy 

Department of Health  
Environmental Health Division 
625 North Robert Street  
St. Paul, MN 55155 

health.review@state.mn.us 
 
 

Department of 
Natural Resources 

1 copy 

Randall Doneen   
Department of Natural Resources             
Environmental Review Unit   
500 Lafayette Road  
St. Paul, MN 55155-4025  

randall.doneen@state.mn.us 
 

Pollution Control 
Agency 

1 paper copy 
and 1 
electronic 
copy 

Dan Card                                
Pollution Control Agency  
Environmental Review Unit 
520 Lafayette Road N 
St. Paul, MN 55155 

dan.card@state.mn.us 
 

Board of Water and 
Soil Resources 
 

1 copy 

Annie Felix-Gerth 
Board of Water and Soil Resources 
520 Lafayette Road N 
St. Paul, MN 55155 

annie.felix-gerth@state.mn.us 
 

Department of 
Transportation 
 

1 copy 

Debra Moynihan 
Department of Transportation  
Mn/DOT Office of Environmental Stewardship 
395 John Ireland Boulevard, MS 620 
St. Paul, MN 55155 

debra.moynihan@state.mn.us 

LIBRARIES 

Environmental 
Conservation 
Library 

1 electronic or 
2 paper copies 

Helen Burke  
Environmental Conservation Library 
Hennepin County Library – Minneapolis Central  
Government Documents – 2nd Floor  
300 Nicollet Mall  
Minneapolis, MN 54401-1992  

govdoc@hclib.org 
 

 

https://www.eqb.state.mn.us/eqb-monitor
https://www.eqb.state.mn.us/eqb-monitor
mailto:becky.balk@state.mn.us
mailto:raymond.kirsch@state.mn.us
mailto:health.review@state.mn.us
mailto:randall.doneen@state.mn.us
mailto:dan.card@state.mn.us
mailto:annie.felix-gerth@state.mn.us
mailto:debra.moynihan@state.mn.us
mailto:govdoc@hclib.org
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FEDERAL AGENCIES 

Agency/ 
Organization 

Distribution Instructions Mailing Address 
Electronic Submission 

(if applicable) 

U.S. Fish and 
Wildlife Service 
 

1 copy 

Project Leader 
U.S. Fish and Wildlife Service 
Minnesota-Wisconsin Field Office E.S. 
4101 American Boulevard E 
Bloomington, MN 55425-1665 

peter_fasbender@fws.gov 
 
 

U.S. Army 
Corps of 
Engineers 

1 copy 

Chad Konickson 
U.S. Army Corps of Engineers 
Regulatory Branch 
180 Fifth Street East, Suite #700 
St. Paul, MN 55101-1678 

mvp-reg-
inquiry@usace.army.mil 

U.S. 
Environmental 
Protection 
Agency 
 

1 copy 

Kenneth Westlake 
U.S. Environmental Protection Agency 
US EPA, Region 5 
Office of Enforcement and 
Compliance Assurance 
77 West Jackson Boulevard 
Chicago, Illinois 60604 

westlake.kenneth@epa.gov 

National Park 
Service 
 

1 copy. NOTE: Send only if project is 
located within, or could have a direct 
impact upon, the Mississippi River 
Critical Area/Mississippi National 
River and Recreation Area (72-mile 
stretch of river from the mouth of 
the Crow River at Dayton/Ramsey to 
the Goodhue County border) 

Stewardship Team Manager 
National Park Service 
111 East Kellogg Boulevard, Suite 105 
St. Paul, MN 55101-1288 

N/A 

REGIONAL AGENCIES 

Agency/ 
Organization 

Distribution Instructions Mailing Address 
Electronic Submission 

(if applicable) 

Metropolitan Council 
 

1 copy. NOTE: Send only if 
the project is in the seven-
county metro area 

Review Coordinator, Local Planning 
Assistance 
Metropolitan Council 
390 Robert Street N 
St. Paul, MN 55101-1805 

reviewscoordinator@metc.s
tate.mn.us 
 

OTHER AGENCIES 

Agency/ 
Organization 

Distribution 
Instructions 

Mailing Address 
Electronic Submission 

(if applicable) 

State Archaeologist 
1 copy 

Amanda Gronhovd  
Office of the State Archaeologist 
Kellogg Center 
328 W. Kellogg Blvd. 
St. Paul, MN 55102 

 
mn.osa@state.mn.us  

Indian Affairs Council 
 

1 copy 

Melissa Cerda 
Indian Affairs Council 
161 St. Anthony Avenue, Suite 919 
St. Paul, MN 55103 

melissa.cerda@state.mn.us 
 

Minnesota Historical 
Society 

1 paper copy 

Sarah Beimers  
Minnesota State Historic Preservation 
Office 
50 Sherburne Ave, Suite 203 
St. Paul, MN 55155 

N/A 

mailto:twincities@fws.gov
mailto:mvp-reg-inquiry@usace.army.mil
mailto:mvp-reg-inquiry@usace.army.mil
mailto:westlake.kenneth@epa.gov
mailto:reviewscoordinator@metc.state.mn.us
mailto:reviewscoordinator@metc.state.mn.us
mailto:mn.osa@state.mn.us
mailto:melissa.cerda@state.mn.us
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North Loop Green Project EAW Project Mailing List 
 
Hines and BIT NLG III Investors LLC 
David Spillman 
Vice President - Construction 
90 South 7th Street, Suite 150 
Minneapolis, MN 55402 
 
Council Member Steve Fletcher 
Ward 3 - 307 City Hall 
 
North Loop Neighborhood Organization 
 
Public Works - Allan Klugman – Room 300 Border Avenue 
 
City Attorney’s Office - Erik Nilsson – Room 210 City Hall 
 
Ben Schweigert 
Assistant County Attorney 
A-2000 Government Center 
300 South 6th Street 
Minneapolis, MN 55487 
Email address is ben.schweigert@hennepin.us 
 

mailto:ben.schweigert@hennepin.us
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EXHIBIT D 
 
Council/Mayor Action 
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EXHIBIT E 
 
Comments Received on the North Loop Green Project EAW: 
 
1. US Army Corps of Engineers, August 9, 2019 
2. Office of the State Archaeologist, August 27, 2019 
3. Minnesota Pollution Control Agency, September 5, 2019 
4. Hennepin County, September 11, 2019 
5. Metropolitan Council, September 11, 2019 
6. Minnesota Department of Transportation, September 11, 2019 
7. Minnesota Department of Transportation and Hennepin County Regional Railroad Authority, September 

11, 2019 
8. State Historic Preservation Office, September 11, 2019 



DEPARTMENT OF THE ARMY 
U.S. ARMY CORPS OF ENGINEERS, ST. PAUL DISTRICT 

180 FIFTH STREET EAST, SUITE 700 
ST. PAUL, MN  55101-1678 

 

08/09/2019 
                       
 

                                                

  

 
 

 

             

Regulatory File No. MVP-2019-01842-MMW 
 

THIS IS NOT A PERMIT 
 
David Spillman 
Hines and BIT NLG III Investors, LLC 
90 South 7th Street, Suite 150 
Minneapolis, MN 55402 
 
Dear Mr. Spillman: 
 
 We have received your submittal described below. You may contact the Project 
Manager with questions regarding the evaluation process. The Project Manager may request 
additional information necessary to evaluate your submittal.  
 
 File Number: MVP-2019-01842-MMW 
 
 Applicant: David Spillman 
 
 Project Name: North Loop Green Project 
 

Project Location: Section 22 of Township 29 North, Range 24, Hennepin County, 
Minnesota (Latitude: 44.9833142076585; Longitude: -93.2760120447347) 

 
 Received Date: 08/09/2019 
 
 Project Manager: Mariah Weitzenkamp 

(651) 290-5355 
Mariah.M.Weitzenkamp@usace.army.mil 
 

 Additional information about the St. Paul District Regulatory Program, including the new 
Clean Water Rule, can be found on our web site at 
http://www.mvp.usace.army.mil/missions/regulatory. 
 
 Please note that initiating work in waters of the United States prior to receiving 
Department of the Army authorization could constitute a violation of Federal law. If you have any 
questions, please contact the Project Manager. 
 

Thank you. 
 
U.S. Army Corps of Engineers 
St. Paul District 
Regulatory Branch 
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