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CITY OF EDINA 

City Hall • Phone 952-927-8861 
Fax 952-826-0389 • www.CityofEdina.com  

From: 

Re: 

May 8, 2013 

Planning Commission 

Cary Teague, Community Development Director 

Sketch Plan Review — 6500 France Avenue 

Date: 

To: 

The Planning Commission is asked to consider a new sketch plan proposal to redevelop the 
property at 6500 France Avenue. (See property location on pages A1—A2.) The previously 
approved plan for the site was a five-story, 62-foot tall, 102,478 square foot medical 
office/retail building with an attached 4-5 level parking ramp. (See previously approved plans 
on pages A22—A24.) 

The applicant is requesting consideration of a change in use to 109 units of senior assisted 
living; and 100 units of transitional and memory care. Transitional care would include short 
term stays by patients that have had surgery at Fairview Hospital or Twin City Orthopedic 
(TCO). The building would be similar in style from the previously approved building and still be 
five stories in height. A pedestrian skyway would connect the building to the hospital parking 
ramp to the north. The parking ramp would be removed and replaced with housing. The 
parking would be provided underground. There would be a 15,000 square foot reduction in the 
structure footprint from the previous plan. (See applicant narrative and plans on pages A5—
A21.) 

To accommodate the request, an amendment to the Comprehensive Plan and an amendment 
PUD Zoning District would be required. 

The density of the development using 109 units of senior assisted living would be 46 units per 
acre; which would be on the higher end of high density residential development in the City of 
Edina. Counting the memory care and skilled nursing beds along with the assisted living, the 
density would be 80 units per acre. The transitional care could be seen as an extension of the 
regional medical uses of the hospital and TCO. 

The site is guided in the Comprehensive Plan for "Regional Medical — RM." Senior Housing is 
not an allowed use within the RM designation. (See page A3—A4a.) Therefore, the proposed 
use would require the following options for a Comprehensive Guide Plan amendment: 

Allow Senior Assisted Living Housing as a permitted use within the Regional Medical 
District. The transitional care units are already allowed in the RM District. The 
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maximum FAR requirement for the RM District is 1.0; therefore an exclusion in FAR for 
housing would also need to be made in the Comprehensive Plan. FAR requirement is 
more suited for commercial or office development. It is not necessarily applicable for a 
residential development. 

Re-guide the site to OR, Office Residential. The proposed uses would then be allowed. 
The maximum FAR requirement for the OR District is 1.0; therefore an exclusion in 
FAR for housing would also need to be made in the Comprehensive Plan. Density 
should be addressed. 

The compliance table below demonstrates how the proposed new building would comply with 
the approved PUD for the site: 

City Standard (PUD) Proposed 

Building Setbacks 
25 feet 
25 feet 
100 feet 

30 feet 

80 feet 
25 feet 
15 feet 
20 feet 

25 feet 
25 feet 

35 feet* (parking 
ramp was 15 feet) 

25 feet* 

No longer applicable — 
no parking ramp 

proposed 

Front—France Avenue 
Front — 65th  Street 
Side — West 

Rear — South 

Parking Structure 
Setbacks 
Front — France Avenue 
Front — North 
Side — West 
Rear — South 

Building Height Five stories and 62 
feet 

Five Stories & 62 feet 

Maximum Floor Area 
Ratio (FAR) 

1.0% 2.1%** 

Parking Stalls 138 — Based on 100 
resident beds, 109 

assisted living units, 
and 30 employees 

144 stalls 

Parking Stall Size 8.5' x 18' 8.5 x 18' 

Drive Aisle Width 24 feet 24 feet 

* Would require change to the PUD 
** Would require change to the PUD (FAR requirement is more suited for commercial or office 
development. It is not applicable for a residential development.) 
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The proposed use may be a better land use fit for the site given the proximity to medical office 
uses to the north and east, and the hospital to the northeast. The suggested pedestrian 
skyway would connect these uses together to justify the proposed request for the change in 
land use and the suggested density and scale of the project. 

The proposed use is likely not to generate as much traffic to the site as would the approved 
medical office building. The traffic and parking study would be required to be updated to verify 
traffic impacts, and that the site could operate with the proposed parking arrangement. 

Through the use of the PUD zoning, the city could provide protections in ensuring that the 
building proposed is actually constructed. Similar to the last proposal, staff is generally 
supportive of the request. 
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RI 
Regional Medical 

Nonresidential and 
Mixed Use 
Categories 

Description, Land Uses 

Hospitals, medical and dental 
offices and clinics, and 
laboratories for performing 
medical or dental research, 
diagnostic testing, analytical or 
clinical work, having a direct 
relationship to the providing of 
health services. General office 
uses are permitted. 

Development 
Guidelines 

Form-based design 
standards for building 
placement, massing 
and street-level 
treatment. 
Pedestrian circulation 
and open space 
amenities should be 
provided for larger 
sites. 

Density 
Guidelines 

Floor to Area 
Ratio - Per 
current 
Zoning Code: 
maximum of 
1.0 

OSP 

Open Space and 
Parks 

Applies to major parks and 
protected open space that is 
publicly owned. May not include 
all small parks, since some are 
included in residential land use 
districts. 

Performance and 
buffering standards 
for intensive outdoor 
recreation, parking. 

N/A 

PSP Applies to schools, large Performance and To be 
Public/Semi-Public institutional uses (churches, 

cemeteries) and semi-public uses 
buffering standards 
for intensive outdoor 

determined - 
may require 

such as country clubs. Some 
small uses of these types may be 
integrated into other land use 
districts. 

recreation, parking. review of 
large-scale 
development 
or institutional 
expansion 

LAH 

Limited Access 
Highway 

Expressways and access ramps 
for two regional arterial 
highways (TH 62 and TH 100) 
occupy land within the City to 
serve local and regional travel 
needs. 

NA NA 

*Floor-to-area ratio or FAR, refers to the ratio of a building's floor area to the size 
of its lot. Thus, an FAR of 1.0 could mean a two-story building covering 50% of 
the lot; a 3-story building on one-third of the lot, etc. 

Potential Areas of Change 

Among its many purposes, the Comprehensive Plan functions as a long range 
tool that attempts to anticipate where change and growth will occur in the City. 
Identifying those potential areas of change is an initial stage in the process of 
guiding new construction and redevelopment when it is proposed by private 
property owners. It is not an attempt to stimulate change, but to acknowledge 
that it may occur and be proactive in shaping it. Locations identified in this 
section appear to be areas where change may occur during the life of this Plan. 
Many of these areas were identified in a group exercise at Public Meeting #2 as 

Edina Comp Plan Update 2008 

Chapter 4: Land Use and Community Design 
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Nonresidential and 
Mixed Use 
Categories 

Description, Land Uses Development 
Guidelines 

Density 
Guidelines 

NC 

Neighborhood 
Commercial 

Current examples: 
• Morningside 

commercial core 
• Valley View and 

Wooddale 
• 70th  Et Cahill 

Small- to moderate-scale 
commercial, serving primarily 
the adjacent neighborhood(s). 
Generally a 'node' rather than a 
'corridor.' 	Primary uses are 
retail and services, offices, 
studios, institutional uses. 
Residential uses permitted. 

Existing and potential 
neighborhood commercial 
districts are identified for 
further study. 

Building footprints 
generally less than 
20,000 sq. ft. (or less 
for individual 
storefronts). Parking 
is less prominent than 
pedestrian features. 

Encourage structured 
parking and open 
space linkages where 
feasible; emphasize 
enhancement of the 
pedestrian 
environment. 

Floor to Area 
Ratio-Per 
current 
Zoning Code: 
maximum of 
1.0* 
2 _ 3 

units/acre 

OR 

Office-Residential 
No current examples 
in City. 	Potential 
examples include 
Pentagon Park area 
and other 1-494 
corridor locations 

Transitional areas along major 
thoroughfares or between 
higher-intensity districts and 
residential districts. 	Many 
existing highway-oriented 
commercial areas are 
anticipated to transition to this 
more mixed-use character. 

Primary uses are offices, 
attached or multifamily housing. 

Secondary uses: Limited retail 
and service uses (not including 
"big box" retail), limited 
industrial (fully enclosed), 
institutional uses, parks and 
open space. Vertical mixed use 
should be encouraged, and may 
be required on larger sites. 

Upgrade existing 
streetscape and 
building appearance, 
improve pedestrian 
and transit 
environment, 

Encourage structured 
parking and open 
space linkages where 
feasible; emphasize 
the enhancement of 
the pedestrian 
environment. 

Floor to Area 
Ratio-Per 
current 
Zoning Code: 
maximum of 
0.5 to 1.0* 

2 - 3 
units/acre 

0 

Office 

Current examples 
include the office 
buildings on the west 
side of TH 100 
between 70th  and 
77th  Streets. 

This designation allows for 
professional and business offices, 
generally where retail services 
do not occur within the 
development unless they are 
accessory uses that serve the 
needs of office building tenants. 
Vehicle access requirements for 
office uses are high; however, 
traffic generation from office 
buildings is limited to morning 
and evening peak hours during 
weekdays. Office uses should be 
located generally along arterial 
and collector streets. 

Provide 
buffer/transition to 
adjacent residential 
uses. 	Use high quality 
permanent building 
materials and on-site 
landscaping. 
Encourage structured 
parking. 

Floor to Area 
Ratio - Per 
Zoning Code: 

Maximum of 
0.5 

Edina Comp Plan Update 2008 
Chapter 4: Land Use and Community Design 
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MOUNT DEVELOPMENT CO. 

Cjty Nancatrive 
-6500 France Ave South, Edina 

May 1, 2013 

We are requesting approval for a new building use for the site offering 
specialized senior services. Ebenezer, which is division of Fairview 
Hospital, will be operating the building on the entire site. 

This new use on the property will require a PUD site plan approval and a 
Comprehensive Guide Plan change. 

Our development team will be the same group as we presented last year: 

Edward Farr Architects, Ed Farr 
Alliant Engineering, Mark Rausch 
Aurora Investments LLC, Luigi Bernardi 
Mount Development Company, Stephen Michals 

There has been good progress on the two sites over the winter. 
O Aurora Investments has purchased both land parcels 
O The 6500 France building has been removed 
O Many of the tenants in the 4005 Building have relocated in Edina 
O We hope to take down the 4005 Building soon 

Ebenezer services provide a strategic support in the community; 
O provide residents in senior buildings short term special care 
O nonhospital bed choices 
O new enhanced skilled nursing facility 

The following are the proposed services 
40 skilled nursing beds 
40 Memory care rooms 
20 Care Suites/observation for post-operation rehabilitation, hospice 
109 Independent/ Assisted living rooms with water views 

3600 Minnesota Drive, Suite 525 Edina Minnesota 55435 
952-941-1383 

AC- 



Town Center areas will be a highlight for residents and their families; 
internet café, outside terrace with fireplace for sitting and dining, theater, 
offerings Pub style meeting room, numerous eating choices, fitness 
offerings, full time activity director. 

All rooms have state of the art sensors identified to each resident, rest 
room functions, sleeping patterns, refrigerator use, etc. 

Retail support services considered for the residents and the community 
O Pharmacy 
• Our staff will continually strive for green efficiency through 

operations and resident involvement. We have a specific narrative of 
green initiatives during construction and ongoing mechanical 
operations. Beauty shop 

• Bistro - light meals, premium coffee, ice cream internet café service 
• Osher Lifelong Learning Institute by U of M lectures and classes 
* Senior designed Urgent Care Clinic 12-18 hours open 

We have a proposed skyway to hospital across 65th  street for patients and 
visitors. 

Thank you for your consideration. 

AG 



BUILDING USE COMPARISON 
6500 France Avenue South 	4/25/2013 

Building Use 

Medical Office 

Clinic Offices 
City Approval 
12-21-2012 

Senior & Skilled Care 

Skilled Nursing 
Memory Care 
Care Suites,AL,IL 
209 units 

This quadrant will now be all housing France -65th  St. - Valleyview - 66th  St 

Building Height 	 62' 	 62' 

Building Setbacks 	Same 	 Same 

Two Level Podium 	Yes 	 Yes 

Exterior Architecture 	Same 	 Same 

Green Roof Area 	 Yes 	 Yes 

Land Area 	 102,900 sf 	102,900 sf 

Roof Area 	 60,000 sf 	 45,000 sf 

There will be 15,000 sf less roof area 

Sitting Areas 	 Front Plaza 	Front Plaza, 2 terraces 

France Ave. Flowers 	5 raised flower beds Same 

Building Views to Lake 	N/A 	 40% of rooms 

Public Art Feature 	Same 	 Same 

Central Parking 	 548 Ramp 	 135 under & 8 surface 

There will be 400 less cars parked on the site by code 

Building floor area 	102,900 sf 	224,360 sf 

Structure Size/Cubic Ft. 	3,720,000 ft.' 	2,930,000 ft.' 

The new building structure is 25% smaller than the 

medical building and ramp structures. 

A- 7 



EDINA MEDICAL PLAZA 
6500 France Avenue South 

4-7-2013 

Building Mass Calculation Comparison 

This is a summary of the overall visual mass comparing the approved 
medical office building with the parking ramp to the proposed congregate 
care facility with no outside parking. 

The difference of the visual mass on the site is 920,000 cubic feet smaller 
in overall visual mass. This is a 25% overall smaller structure on the site. 

All setbacks and heights have not changed from the approved medical 
building plans. 

Medical Office Building  
Height 62' x 22,500 sf per floor = 1,395,000 Cubic Feet 

Ramp  
Height 62' x 37,500 sf per floor =  2,325,000  Cubic Feet 

Total 	 3,720,000 Cubic Feet 

Total approved mass of medical building and parking ramp 
3,720,000 cubic feet 

Hospital Congregate Care Building  
Height 62 'x 45,000 sf per floor = 2,790,000 Cubic Feet 

Total proposed mass of Congregate Care Building 
2,790,000 cubic feet 



Seasons on France 
4-17-2013 

City of Edina Parking Calculation for 209 Beds 

PRD -5 Nursing Home 100 residents  
Skilled nursing licensed beds 	40 
Memory Care 	 40 
Obervation /Care rooms 	 20 

Enclosed one stall for each 4 residents / 100 residents = 25 stalls 

PSR-4 Senior Citizen dwelling 109 units  

Residents Assisted and Independent Living 

Enclosed .25 stalls per unit x 109 units = 
	

28 stalls 

Exposed 	.5 stalls per unit x 109 units = 	55 stalls 

Employees 

Exposed 1 per employee x 29 employees = 29 stalls 

Management 	1 enclosed stall = 	 1 stall  

Total Enclosed required by code 	 54 stalls 

Total Surface required by code 	 84 stalls 

Total parking by code Surface 84 and Enclosed 54 is 138 stalls 

Parking provided Enclosed 	 136 stalls 

Surface 	 8 stalls 

Total parking provided meets code 
	

144 stalls 

Ail 



Edina - Senior Housing Data 
6500 France Ave So 
Mount Development 
22-Apr-13 

 

PCNE 

ARCHITECTS 

vm  Memory Care 	(417 sf / unit) 24000 total units 40 

MI  Transitional Care (417 sf/un 24000 total units 40 

liCare Suites 	(417 sf / unit) 12500 total units  20 

Assisted Living 
studio 

Assisted Living 
1 br 	2 br 2 br/d unit type 

floor area floor area 417 700 1100 1300 unit area 
(gsf) per floor (nsf) per floor # floors total area sf / unit sf / unit sf / unit sf / unit TOTAL 

Assisted Living (2nd fl) 5,000 3,500 1 3,500 1 2 1 0 4 
Assisted Living (3rd fl) 9,050 6,788 1 6,788 2 3 3 1 9 
Assisted Living (4th fl) 26,500 19,875 1 19,875 6 9 8 2 25 
Assisted Living (5th fl) 26,500 19,875 1 19,875 6 9 8 2 25 

	

14 
	

21 
	

19 
	

5 

	

% based on units 24% 	36% 	32% 	8% I 100% 

total units 
	

59 

• Independent Living Independent Living 
studio 	1 br 	2 br 2 br/d unit type 

floor area floor area 750 870 1150 1300 unit area 
(gsf) per floor (nsf) per floor # floors total area sf / unit sf / unit sf / unit sf / unit TOTAL 

Independent Living (2nd fl) 11,000 8,250 1 8,250 1 3 3 2 9 
Independent Living (3rd fl) 20,100 15,075 1 15,075 1 6 5 3 15 
Independent Living (4th fl) 18,000 13,500 1 13,500 1 5 4 3 13 
Independent Living (5th fl) 18,000 13,500 1 13,500 1 5 4 3 13 

4 	19 	16 	11 

% based on units 	8% 	38% 	32% 	22% I 	100% 

Town center (first floor) 15,500 total units 50 
Town center (third floor) 2,700 
Town Center (first fl - France 6,500 

sub total 24,700 

Therapy ( second floor) 3,010 
Lounge (2 - 5 fl) 2,000 

Overall GSF 224,360 overall total units 209 

A t 
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Discharge 
Sound 
Attenuator 

Quiet Fan 

• Premium 
Efficiency 
Motor 

Marley 
Geareducer 

Inlet Sound 
Attenuator 

Marley Accessories 
Sound Solutions 
Sometimes, being quiet is every bit as important as being cool. For applications where 

sound reduction is imperative, Marley NC cooling towers are equipped with a choice of 

best-in-class low sound options. 

0,  Sound Attenuators 
Sound attenuator sections can be 
installed on both the discharge and 
inlet areas of cooling towers. For 
maximum noise reduction, two stages 
of attenuators can be installed as an 
option for the most stringent noise 
control. 

Unlike others, Marley inlet attenuators 
have negligible effect on performance, 
however, discharge attenuators may 
necessitate an increase in tower size 
or fan power. 

Fans 
Fan noise is typically the largest noise 
contributor. By installing premium 
efficiency fans, sound levels can be 
lowered significantly. 

Quiet Fan 

Suitable for most 
noise-sensitive 
situations. 

Ultra Quiet Fan 

This fan can reduce 
sound levels even 
further with negligible 
performance reduction. 

© Drive and Motor 
Marley Geareducers are engineered 
to be the quietest gear drive system 
available and are typically quieter than 
belt drives. 

Marley Variable Speed Drives 
minimize a tower's sound level during 
periods of reduced load and/or 
reduced ambient temperature. 

Marley Premium Efficiency Motors 
are optional on all models and 
perform to the highest level of 
reliability while maintaining optimum 
sound output. 



The Marley "Quiet Package" 
Marley Low-Sound fans are standard on all 

NC models ensuring quiet operation in our 

most economical configuration. The Marley 

"Quiet Package" includes the affordable 

Quiet Fan mechanical option, a combination 

of motor, gear ratio, fan blade count and 

blade profile optimized to achieve the lowest 

possible sound levels while maintaining 

efficiency at a reasonable cost. 

For more severe cases requiring the lowest 

possible fan sound levels, the Marley "Ultra 

Quiet" fan option is now available on most 

NC models. 

Marley Accessories 

Common Applications 

U Hospitals 
Noise concerns may be paramount near medical 
facilities where quiet and rest are necessary. 

LI Universities and Office Buildings 
Whenever HVAC equipment is near people, 
unwanted noise may be a concern. For example, 
conducting a meeting or teaching a class in a 
room with cooling equipment outside can be an 
unwelcome distraction. 

IA Hotels and Residential Areas 
At night, ambient noise levels are lower, which 
may make a cooling tower seem louder to anyone 
nearby. Hotel guests or residential neighbors 
shouldn't have to contend with cooling equipment 
cycling on and off. 

Have an Existing Cooling Tower 
that's Too Loud? 

Most of these options can be retrofitted to existing 
Marley NC cooling towers back to year 2000 models 
with few modifications. Contact your local Marley sales 
representative to find out how. 

All of these options are 
CTI Certified for thermal 
performance. 

spx. 
COOLING TECHNOLOGIES 

7401 WEST 129 STREET 
OVERLAND PARK, KANSAS 66213 
UNITED STATES 
913 664 7400 
spxcooling@spx.com  
spxcoofing.com  

In the interest of technological progress, 
all products are subject to design and/or 
material change without notice. 
©2009 SPX Cooling Technologies, Inc. 
Printed in USA I ACC-NC-3A 
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