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INFORMATION/BACKGROUND

Project Description

The Planning Commission is asked to consider a change to the proposal to
redevelop the property at 6500 France Avenue. (See property location on pages
A1-A4.) 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 A13a-A13c.)

Mount Development and Aurora Investments, LLC are requesting consideration
of a change in use to 111 units of senior assisted living; 68 units of traditional
care/skilled nursing and memory care beds and 18 care suites. The “care” suites
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 previously approved 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 A14-A62.)

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

The density of the development including all of the different types of units (197
total) would be 84 units per acre; which is a density higher than any development
currently existing in Edina. The transitional care could be seen as an extension of
the regional medical uses of the hospital and TCO; if they were not included, the
density would be 76 units per acre.

The site is guided in the Comprehensive Plan for “Regional Medical — RM.”
Senior Housing is not an allowed use within the RM designation. (See pages A5—
A6.) Therefore, the proposed use requires a Comprehensive Guide Plan




amendment. The applicant is requesting a Guide Plan amendment that would
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 first floor of the new building would contain uses accessory to the senior
housing, including a pub, barber shop/beauty salon, and fithess center.

This development proposal is subject to a two-step review process. The first step
in the process is to obtain the following approvals:

1. A Comprehensive Plan Amendment to allow senior housing as a permitted
use in the Regional Medical District. (This requires a four—fn‘ths vote of the
City Council for approval.)

2. Preliminary Rezoning to amend the PUD, Planned Unit Development-3
Zoning District; and

3. Preliminary Development Plan.

If the Comprehensive Plan Amendment, Preliminary Rezoning and Preliminary
Development Plan are approved by the City Council, the following is required for
the second step:

1. Final Development Plan and Final Rezoning to amend the PUD-3 District.

2. Zoning Ordinance Amendment establishing the PUD.

Surrounding Land Uses

Northerly:  Fairview Hospital parking ramp; zoned APD, Automobile
Parking District

Easterly: Fairview Hospital, zoned and guided Regional Medical District.

Southerly:  Point of France condos; Zoned PRD-4, Planned Residential
District & High Density Residential

Westerly:  Cornelia Place Apartments; zoned PRD-4, High Density
Residential; and guided HDR, High Density Residential

Existing Site Features
The subject property is 2.34 acres in size, is relatively flat. (See pages A1-A3.)
Planning

Guide Plan designation: RM, Regional Medical. (See pages A5-A6.)




Zoning: PUD-3, Planned Unit Development District.

Comprehensive Guide Plan/Density

As mentioned, the Comprehensive Plan guides this site for RM, Regional
Medical Use. Senior Housing is not allowed in the RM District, and there is a
maximum 1.0 maximum floor area ratio requirement. The floor area ratio
requirement for the RM District is geared toward medical office and hospital use.

The applicant is requesting an amendment to the Guide Plan to allow Senior
Housing as a permitted use, and to address the FAR requirement as it relates to
Senior Housing. '

As requested by the City Council, the applicant has submitted a density
comparison of similar developments that have been built in the City of
Minneapolis. (See pages A26—-A27.) Please note that the FAR of these
developments range from 2.0 to 4.1; and the units per acre are all over 100 units
per acre, well over the 84 units per acre proposed here.

Additionally, staff has offers the following suburban examples of high density
regulation and development in cities adjacent to Edina:

St. Louis Park. St. Louis Park allows densities within a PUD to be up to 75 units
per acre in high density and mixed-use districts. Additionally, for PUD’s in an
office district, if there is a housing component as part of a mixed-use PUD, the
City may remove the upper limit on residential density on a case-by-case basis.
This happened recently within The West End Redevelopment project. “The Flats
at the West End” has a density of 111 units per acre. It is 119 units on a 1.07
acre site. (See page A28.)

Minnetonka. Minnetonka does not have a density cap within their
Comprehensive Plan. They define high density residential as anything over 12
units per acre. Developments are then considered on a case by case basis.
Factors that go in to the consideration include: environmental impacts/conditions
such as wetlands, floodplain, steep slopes and trees; type of housing; provision
of affordable housing; traffic impact; site plan; and surrounding area. Minnetonka
does not have an example project similar to the one proposed here. Minnetonka
is primarily made up of large lots, with mature trees wetlands and open space.
However, their Comprehensive Plan does allow consideration of dense
development. ‘

Bloomington. The City of Bloomington allows up to 50 units per acre in general;
however, in areas that are designated as “High Intensity Mixed Use with
Residential” (HX-R District) an FAR minimum 1.5 with a max of 2.0) is required.
The density may be increased if the following is provided: Below grade parking;










Compliance Table

City Standard Proposed
(PUD-3) (PUD-3)

Building Setbacks
Front — France Avenue 25 feet 25 & 35 feet
Front — 65" Street 25 feet 25 & 35 feet
Side — West 100 feet NA (100'+)
Rear — South 30 feet 30 feet
Parking Structure
Setbacks (Now Senior
Housing)
Front — France Avenue 80 feet NA (80'+)
Front — North (65™) 25 feet 25 feet
Side — West 15 feet 42 feet
Rear — South 20 feet 20 feet

Building Height

Five-Stories and 62 feet

Five-Stories & 62 feet

Maximum Floor Area
Ratio (FAR)

1.0%

2.2%*

Parking Stalls

139 — Based on:
.5 exposed stalls per unit (56)
.25 enclosed stall per unit (28)
1 per employee (30)
1 per 4 residents — nursing/memory/care
(25)

145 Provided

Parking Stall Size

8.5'x18

8.5x 18

Drive Aisle Width

24 feet

24 feet

*Would require Variance from Previous approved PUD

As demonstrated above, the proposed building complies with all setback
requirements of the previously approved PUD. The only change proposed is in

regard to the FAR.

Per Section 850.04. Subd. 4 D provides the following regulations for a PUD:

1. Purpose and Intent. The purpose of the PUD District is to
provide comprehensive procedures and standards intended to
allow more creativity and flexibility in site plan design than
would be possible under a conventional zoning district. The
decision to zone property to PUD is a public policy decision for
the City Council to make in its legislative capacity. The purpose
and intent of a PUD is to include most or all of the following:

a. provide for the establishment of PUD (planned unit
development) zoning districts in appropriate settings and




situations to create or maintain a development pattern that
is consistent with the City's Comprehensive Plan;

b. promote a more creative and efficient approach to land use
within the City, while at the same time protecting and
promoting the health, safety, comfort, aesthetics, economic
viability, and general welfare of the City;

c. provide for variations to the strict application of the land use
regulations in order to improve site design and operation,
while at the same time incorporate design elements that
exceed the City's standards to offset the effect of any
variations. Desired design elements may include:
sustainable design, greater utilization of new technologies in
building design, special construction materials,
landscaping, lighting, stormwater management, pedestrian
oriented design, and podium height at a street or transition
to residential neighborhoods, parks or other sensitive uses;

d. ensure high quality of design and design compatible with
surrounding land uses, including both existing and planned,;

e. maintain or improve the efficiency of public streets and
utilities;

f. preserve and enhance site characteristics including natural
~ features, wetland protection, trees, open space, scenic
views, and screening;

g. allow for mixing of land uses within a development;

h. encourage a variety of housing types including affordable
housing; and

i. ensure the establishment of appropriate transitions between
differing land uses.

The general land uses would be consistent with land uses allowed in the area.
The adjacent sites to the south and west are guided High Density Residential. If
Senior Housing were a permitted use in the Regional Medical District, the land
uses would be consistent. Staff believes the proposed land uses, Senior Housing
and Transitional Care associated with the hospital would be better use of land
than the previously approved Medical Office.

As with the previously approved medical project for the site, this proposal would
create a more efficient and creative use of the property. The building would be




pulled up close to the street, with sidewalks in front, and separated from the
street by green space to promote a more walkable environment. This project
would go a step further and provide a skyway pedestrian link to the Fairview
Southdale Hospital. (See pages A32 & A34.)

Parking would be located under the proposed housing; and would not be visible.
The previous approved plans included a large parking ramp setback just 15 feet
to the west lot line. The new building would expand that setback to 42 feet. (See
pages A33-A33a.) Landscaping and balconies are proposed in front along
France Avenue. The corner of the building still opens up to France and 65". The
individual store fronts have been eliminated; however, the large store-front type
windows remain. Uses on this side of the building would be a barber, pharmacy
and fitness room; so activity within these spaces will be evident from the street.

The applicant is again proposing to utilize sustainable design principals. Green
building practices are suggested, and green roofs are proposed. (See pages
A23-A24, of the applicant’s narrative that explains how this project meets the
above purpose and intent of the PUD Ordinance.)

The applicant is also proposing to provide four (4) units of affordable housing
through the Elderly Waiver program. The Planning Commission and City Council
may wish to consider requiring additional affordable housing units, perhaps 10%
of all the senior housing units, which would be a total of eighteen (18) units.

Transitional Care area of the building would be set up as a licensed Nursing
Home. It would be both Medicare and Medicaid certified so that persons needing
these services would have access to these government payers for their
healthcare needs. Ebenezer has indicated that Medicaid is the equivalent of
Elderly Waiver.

2. Applicability/Criteria

a. Uses. All permitted uses, permitted accessory uses, conditional
uses, and uses allowed by administrative permit contained in the
various zoning districts defined in Section 850 of this Title shall
be treated as potentially allowable uses within a PUD district,
provided they would be allowable on the site under the
Comprehensive Plan. Property currently zoned R-1, R-2 and PRD-
1 shall not be eligible for a PUD.

If City Council amends the Comprehensive Plan to allow senior housing,
this site would otherwise be envisioned to allow uses permitted within the
Regional Medical District. The Zoning Ordinance amendment, which
follows this staff report, lists the uses that would be allowed on this site.
WSB and Associates did a parking analysis that determined that the
proposed parking would support the uses proposed, and the traffic




generated would actually be less than the previously approved medical
office. (See pages A73 and A91.)

b. Eligibility Standards. To be eligible for a PUD district, all
development should be in compliance with the following:

i. where the site of a proposed PUD is designated for more than
one (1) land use in the Comprehensive Plan, the City may
require that the PUD include all the land uses so designated
or such combination of the designated uses as the City
Council shall deem appropriate to achieve the purposes of
this ordinance and the Comprehensive Plan;

The proposal would include a mixture of land uses. It would include
senior housing, nursing home/assisted living type housing, memory
care, and care suites associated with the adjacent hospital. Retail
would also be provided as an accessory use to the residents of the
building. A skyway connection is proposed to connect the uses to
Fairview Southdale Hospital.

ii. any PUD which involves a single land use type or housing
type may be permitted provided that it is otherwise
consistent with the objectives of this ordinance and the
Comprehensive Plan;

As mentioned above, the proposed uses would be senior housing,
care suites and limited retail, consistent with Comprehensive Plan is
senior housing is acceptable in the Regional Medical District.

iii. permitted densities may be specifically stated in the
appropriate planned development designation and shall be in
general conformance with the Comprehensive Plan; and

The proposed building density would have an FAR of 2.2. The Floor
Area Ratio contemplated in the Comprehensive Plan and Zoning
Ordinance is 1.0. However, floor area ratio is this instance is tied to
retail or medical office type uses. Density in the Comprehensive Plan
limits high density residential to 30 units per acre. The Plan does not
make a distinction between all-age apartments and senior housing.
Senior housing typically does not generate as much traffic as an all
age apartment or medical office. Density is typically tied to proximity to
low density residential areas, availability to provide utilities to the site
(sewer and water), proximity to transit service and impact on
roadways.




This site is adequately served by public utilities, there is adequate
sewer capacity, the use would generate less traffic that the previously
approved office building, and transit service is available on France
and 65". Staff believes the density is appropriate for this site given
the adjacent high density land uses, proximity to the hospital, the
provision of the skyway connection tying the land uses together and
the lesser impact on the roads than the approved medical office.
Additional items that might warrant higher density would be the
underground parking, affordable housing element, and public art
proposed.

iv. the setback regulation, building coverage and floor area ratio
of the most closely related conventional zoning district shall
be considered presumptively appropriate, but may be
departed from to accomplish the purpose and intent
described in #1 above.

The proposed project does closely relate to the already
approved PUD setbacks for the site as demonstrated on page 6
above. For the reasons stated above, staff believes the purpose
and intend of the PUD Ordinance is met.

Site Access

The primary access to the site would remain off of 65" Street West. There would
no right-out only onto France, as was allowed in the previous PUD. (See pages
A13a and A33.)

Parking

Per Section 850.08 Subd. 1, the following are the parking requirements: Senior
Housing — 5 exposed stalls per unit; .25 enclosed stalls per unit and one exposed
stall per employee & company vehicle. Nursing, Convalescent & Rest Home — 1
enclosed stall per 4 residents. Based on this requirement the project is to provide
54 enclosed spaces and 85 exposed for a total of 139 spaces. The applicant is
proposing to provide 135 enclosed and 10 exposed spaces. Residents,
employees and visitors can all access the underground parking by an
audio/video intercom system. (See pages A17—A18 of the applicant narrative.)

A parking study was done by WSB which concludes that the proposed parking

would support the uses. (See pages A64—A90.) The total demand for parking is
anticipated to be 125 spaces.

10




Traffic

A traffic study was also done by WSB, which concludes that the existing
roadways support the proposed uses. (See traffic study on pages A64-A90.)
The proposed use would generate less traffic than the approved medical office.
(See page A73 of the current traffic study and page A91 of the previous traffic
study.) The medical office was anticipated to generate 279 trips in the AM peak
hour and 216 trips in the PM peak hour. The proposed use would generate 27
trips in the AM peak hour and 40 trips in the PM peak hour.

However, as was conditioned in the approvals for Twin City Orthopedic and
Fairview Southdale Hospital, should signal improvements be deemed necessary
at 65" Street and France Avenue, the property owner would be required to
participate in appropriate cost sharing for signal improvements. This would be a
requirement in the Developer’'s Agreement.

Landscaping

Based on the perimeter of the site, 34 overstory trees and a full complement of
understory trees and shrubs are required. The applicant is proposing to plant 44
overstory trees around the perimeter of the site & 200+ understory trees and
shrubs. (See landscape plan on pages A33 and A53.)

Grading & Utilities

The city engineer has reviewed the plans and found them generally acceptable
and offered comments. (See page A92.)

A more detailed review would be done as part of the Final Development Plan and
Final Rezoning.

Noise Study

Two outside chillers are proposed on the west side of the building in the loading
area. They would be screened from the adjacent property to the west. (See
pages A33, A40 and A53.) During the Sketch Plan review, the Planning
Commission requested information regarding noise. A noise study is to be
completed to demonstrate that the project would conform to the noise ordinance.

Signage
Signage would be allowed per the requirements of the Regional Medical District

within the Zoning Ordinance Amendment for the PUD. (See attached draft
Ordinance.) This would be consistent with the previous PUD approval.
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PRIMARY ISSUES/STAFF RECOMMENDATION
Primary Issues

o Is the proposed Comprehensive Plan Amendment to allow senior
housing as a permitted use in the RMD District reasonable?

Yes. Staff believes the proposed Comprehensive Plan Amendment is reasonable
for the site for the following reasons:

1. Senior Housing would be a compatible use with the Regional Medical
District. It would provide seniors a large benefit of having medical facilities
within close proximity.

2. Densities for Senior Housing within the RMD & HDR District would be
determined on a case by case basis, allowing the City some discretion as to
when high density for senior housing may be appropriate. The proposed
language suggests that densities for senior housing would be based on
proximity to hospitals, proximity to low density uses, utilities capacity, level
of transit service available, and impact on adjacent roads. Additional desired
items to allow greater density include: Below grade parking, affordable
housing, sustainable design principles, and provision of public art.

3. In general Senior Housing generates less traffic than medical office use.
e Is the proposed rezoning to PUD appropriate for the site?

Yes. Staff believes the proposal to rezone the site to PUD is reasonable for the
site for the following reasons:

1. The proposal would create a more efficient and creative use of the property.
The building would be pulled up close to the street with a podium height of
two-stories, with sidewalks in front, and separated from the street by green
space to promote a more walkable environment. The skyway connection
adds an element of connectivity not found in the previous project, providing
a convenient pedestrian connection for residents of the proposed building
and patients of the hospital.

2. Parking would be located under the proposed housing; and would not be
visible. The previous approved plans included a large parking ramp setback
just 15 feet to the west lot line. This building expands that setback to 42
feet. (See pages A13a and A33a.) Landscaping and balconies are proposed
in front along France Avenue. The corner of the building still opens up to
France and 65", The individual store fronts have been eliminated; however,
the large store-front type windows remain. Uses on this side of the building
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would be a barber, pharmacy and fitness room; so activity within these
spaces will be evident from the street.

The applicant is again proposing to utilize sustainable design principals.
Green building practices are suggested, and green roofs are proposed.
(See pages A23—-A24, of the applicant’s narrative that explains how this
project meets the above purpose and intent of the PUD Ordinance.)

The building includes a podium height of two-stories along the street, which
would give pedestrians on the sidewalks in front a feeling that the building is
not as tall. Comprehensive Plan contemplates allowing a maximum podium
height of two-stories at the street. This two-story podium was also a part of

the previously approved medical office plans.

The proposed uses would be an even better fit in to the neighborhood. The
residential component is consistent with the high density residential
apartments to the south and west. The transitional care is consistent with
the medical uses to the north and east.

The existing roadways would support the project. WSB conducted a traffic -
impact study based on the proposed development, and concluded that the
traffic generated from the project would not impact the adjacent driveways
or intersections. In fact the proposed uses would actually generate less
traffic than the previously approved medical building. No additional
improvements other than those shown on the site plan would be required to
accommodate the site redevelopment. (See traffic study on pages A64—
A90.)

The PUD ensures that the building proposed would be the only building built
on the site, unless an amendment to the PUD is approved by City Council.

The proposed project would meet the following goals and policies of the
Comprehensive Plan:

a. Building Placement and Design. Where appropriate, building facades
should form a consistent street wall that helps to define the street and
enhance the pedestrian environment. On existing auto-oriented
development sites, encourage placement of liner buildings close to the
street to encourage pedestrian movement.

» Locate prominent buildings to visually define corners and screen
parking lots.

» Locate building entries and storefronts to face the primary street, in
addition to any entries oriented towards parking areas.
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Encourage storefront design of mixed-use buildings at ground floor
level, with windows and doors along at least 50% of the front
fagade.

Encourage or require placement of surface parking to the rear or
side of buildings, rather than between buildings and the street.

Movement Patterns.

Provide sidewalks along primary streets and connections to
adjacent neighborhoods along secondary streets or walkways.
Limit driveway access from primary streets while encouraging
access from secondary streets.

Provide pedestrian amenities, such as wide sidewalks, street trees,

pedestrian-scale lighting, and street furnishings (benches, trash
receptacles, etc.)

Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.

Higher densities are justified for the following reasons: The project would be
connected to the Fairview Hospital by the second level skyway, tying the
project to the Hospital; Senior Housing would generate less traffic than the
approved medical building with retail on the site; existing roadways would
support the project; adequate utilities are available to the site; convenient
transit service is available for workers and residents; the building would
include sustainable design principles; public art is proposed; affordable
housing is offered; and primary parking would be below grade.

Staff Recommendation

Comprehensive Plan Amendment

Recommend that the City Council approve the request for a Comprehensive Plan
Amendment to allow senior housing in the RMD District; and to potentially allow
greater for senior housing development under certain circumstances on a case
by case basis.

Approval is subject to the following findings:

1.

Senior Housing is a compatible use with the Regional Medical District. It
would provide seniors a benefit of having medical facilities within close
proximity.

Densities for Senior Housing within the RMD & HDR Districts would be
determined on a case by case basis, allowing the City some discretion as to
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when high density for senior housing may be appropriate. Densities for
senior housing would be based on proximity to hospitals, proximity to low
density uses, utilities capacity, level of transit service available, and impact
on adjacent roads. Other desired items to allow greater density include:
Below grade parking, provision of park or open space, affordable housing,
sustainable design principles, and provision of public art.

In general, senior housing generates less traffic than all-age housing or
medical office facilities.

Preliminary Rezoning to Amend the Planned Unit Development-3 District &

Preliminary Development Plan

Recommend that the City Council approve the Preliminary Rezoning to amend
the PUD-3 District, and approve the Preliminary Development Plan.

Approval is based on the following findings:

1.

The proposed land uses are consistent with the Comprehensive Plan,
assuming the Comprehensive Plan Amendment is approved.

. The site layout would be an improvement over a site layout required by

standard zoning; the building is brought up to the street, provides podium
height, and front door entries toward the street, includes sidewalks to
encourage a more pedestrian friendly environment along the street,
provides underground parking, and provides an indoor pedestrian
connection to the hospital.

The design of the building is of a high quality brick, architectural precast
concrete, and glass, and is compatible with previously approved medical
building.

Traffic would be improved in the area by eliminating the right-in and out
access on France Avenue.

Based on the traffic study done by WSB, the existing roadways can
support the proposed development. Traffic generated by the proposed
project would be less than the approved medical building for the site.

The proposed project would meet the following goals and policies of the
Comprehensive Plan:

a. Building Placement and Design. Where appropriate, building facades
should form a consistent street wall that helps to define the street and
enhance the pedestrian environment. On existing auto-oriented
development sites, encourage placement of linear buildings close to the
street to encourage pedestrian movement.
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» Locate prominent buildings to visually define corners and screen
parking lots.

= Locate building entries and storefronts to face the primary street, in
addition to any entries oriented towards parking areas.

» Encourage storefront design of mixed-use buildings at ground floor
level, with windows and doors along at least 50% of the front
facade.

= Encourage or require placement of surface parking to the rear or
side of buildings, rather than between buildings and the street.

b. Movement Patterns.

» Provide sidewalks along primary streets and connections to
adjacent neighborhoods along secondary streets or walkways.

» Limit driveway access from primary streets while encouraging
access from secondary streets.

* Provide pedestrian amenities, such as wide sidewalks, street trees,
pedestrian-scale lighting, and street furnishings (benches, trash
receptacles, etc.)

c. Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.

7. Higher densities are justified for the following reasons: The project
would be connected to the Fairview Hospital by the second level
skyway, tying the project to the Hospital; Senior Housing would
generate less traffic than the approved medical building with retail on
the site; existing roadways would support the project; adequate utilities
are available to the site; convenient transit service is available for
workers and residents; the building would include sustainable design
principles; public art is proposed; affordable housing is offered; and
primary parking would be below grade.

Preliminary approval is subject to the following conditions:

1.

The Final Dévelopment Plan must be generally consistent with approved
Preliminary Development Plans dated June 6, 2013; including construction
of the skyway connection to the Fairview Hospital parking ramp.

A noise study must be done to demonstrate that the proposed mechanical
equipment meets all noise regulations.
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3. Sustainable design. The design and construction of the entire project must
be done with the Sustainable Initiatives as outlined in the applicant’s
narrative within the Planning Commission staff report.

4.  All buildings must be built with sprinkler systems, subject to review and
approval of the fire marshal.

5. Compliance with all of the conditions outlined in the director of engineering’s
memo dated July 2, 2013. (Page A92.)

6. As part of a Developers Agreement the property owner would be required to
participate in appropriate cost sharing for signal improvements at 65" Street
and France Avenue.

7. Adoption and compliance with a PUD Ordinance for the site.

Deadline for a city decision:  October 1, 2013
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1. All mechanical equipment accessory to any building,
shall be screened from all lot lines and streets in
accordance with Section 850.10. Subd. 2.C.

2. Noise from mechanical equipment shall be subject to
the City's Noise requlations in accordance with
Section 1040.

Section 3. This ordinance is effective immediately upon its passage and
publication.

First Reading:
Second Reading:

Published:

ATTEST:

Debra A. Mangen, City Clerk James B. Hovland, Mayor

Please publish in the Edina Sun Current on:
Send two affidavits of publication.

Bill to Edina City Clerk

CERTIFICATE OF CITY CLERK

I, the undersigned duly appointed and acting City Clerk for the City of Edina do
hereby certify that the attached and foregoing Ordinance was duly adopted by
the Edina City Council at its Regular Meeting of , 2013, and as
recorded in the Minutes of said Regular Meeting.




WITNESS my hand and seal of said City this day of
2013.

City Clerk
































































Planning Concept: As per our earlier application, joining the two parcels (6500 France &
4005 W 65" St) offer many advantages to the site layout. We are still adopting an urban,
pedestrian-friendly, streetscape along France Ave by bringing the building forward to the
street; as well as incorporating a ‘podium’ design effect by setting the building back above 2nd
floor to maintain a comfortably-scaled pedestrian experience. The streetscape includes over-
story trees along the right-of-way, a 10 ft wide sidewalk and decorative planters that contain
colorful plantings (annuals, perennials and low evergreen shrubs). Vehicular access is
available at two driveways along 65™ St W — one at the main entry / visitor drop off area; and a
second for parking and delivery vehicles on the west side of our site.

The City is currently in process to update several intersections along France Avenue at 66" St,
69" St and 70" St. The City’s consultant, WSB Associates, has provided the preliminary
designs at those intersections for reference. Our proposed project has been refined to
incorporate a consistent design in the southwest quadrant of the 65" St and France Avenue
intersection including the addition of an oval shaped raised planter between two new relocated
pedestrian ramps. The new ramp locations will be set at the end radius points of the curb and
be perpendicular to either 65" St W or France Avenue. There are final traffic signal design
details to be done by others that will need to be coordinated with the City Engineer and County
regarding the existing traffic signal base, pedestrian crossing buttons and hand hole
relocations, as needed.

Building Design: The building design will be an attractive fagade using multiple colors of
face brick, warm-toned architectural precast concrete wall panels with a variety of surface
finishes, tinted bronze-tone Low-e glass in tan painted aluminum frames and a small amount of
EIFS decorative cornice trim. Multiple fagade planes, parapet projections and exterior
balconies offer dimensional relief to the facade. The main entrance located off of W 65" St
serves as a visitor drop-off area for residents, and features a covered drop-off canopy for
weather protection plus a public art piece in the front yard. The NE building corner at France
Ave and W 65" St still has its distinctive glazed crown, backlit at night, to provide a regional
point of identity for the building. The corner plaza area will offer outdoor seating, and also
coordinates with the City’s initiative to upgrade the pedestrian experience at these corners.
The plaza will have decorative concrete surfacing treatment, planting areas and bollards
behind the curb.

Visual Screening for the Adjacent Properties: We will supplement the already
mature landscape buffer between Point of France and our site with new trees and bushes
along our south yard. The ash trees along this borderline with Point of France are approx. 35’ —
50’ tall, providing excellent screening for most months of the year.
On the west, facing Cornelia Place Apartments, we are employing three significant screening
strategies to our garage entrance and service area as follows:
1. The service court for deliveries is recessed at basement level, and will be screened via
a dense row of coniferous plantings along our side yard line
2. The HVAC equipment in the loading area will be screened via a dense row of coniferous
plantings on their west end, plus an overhead decorative trellis structure to screen views
from the upper floor apartments. ‘
3. We will screen headlights from automobiles exiting the lower level garage by providing a
dense row of coniferous plantings along our side yard line across from the garage door.

Parking: There are 10 exterior surface stalls proposed — 8 at the main entrance drop-off,
used primarily for short-term visitor parking, and 2 in the southwest corner for service
deliveries. The remainder of the parking is under the building in an enclosed level that has
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security access control. Residents, employees and visitors can all access this under-building
parking level; via an audio/video intercom system. Refer to the Parking Calculation page of
our submittal for parking counts.

Service Court: Deliveries are quite infrequent for this building, estimated as follows:

e Garbage & Recycling pick up - 3 times a week, max. Short trucks only.

e Food Service deliveries - US Foods (2 times a week) and Bix 2 times a
week. Periodically, they may add one delivery per week for special needs. We use
short trucks only, not semi-truck sized:

¢ Medical and Linen Supply trucks — up to 3 times a week. Step van vehicles, typically.

¢ Pharmaceutical deliveries - typically weekly, but we require daily when needed. Small
vehicles only (car or van).

¢ Resident Move-in / Move-outs — varies, but a 1 to 3 per week is average. Residents do
not bring a lot of furniture, so these activities do not use large moving vans.

Sanitary Sewer and Watermain: The existing properties located at 4005 65" St. W.
and 6500 France Ave So. are currently encumbered by two public utilities - an existing 12”
ductile iron water main and 12” ductile iron sanitary sewer in the south quarter of the property.
The existing water main and sanitary sewer referenced serve other properties and thus the
continuity of those mains is required. There will be no disruption to the adjacent roadways.

The existing 12” sanitary sewer main along the southern property line of the 6500 France Ave
property will remain as is. An existing 8” sanitary service line to the westerly 4005 building will
be used to service the development at the west side of the proposed building.

The existing 12” water main loop cutting through the site will be relocated and re-routed to the
south side of the property parallel to the sanitary sewer main. An 8" water service for the
development is proposed from a tee off the re-routed 12". A new hydrant is proposed to
service the south side of the building.

Stormwater Management: The proposed stormwater management storage facilities

proposed for the Edina Medial Plaza project meets the requirements of Nine Mile Creek

Watershed and the City of Edina. The three primary requirements that have been met are:
1. Volume retention onsite equivalent to 1” of runoff over the entire proposed site

impervious surface. (Accomplished via a rain garden and infiltration via perforated
piping and rock bedding).

2. Water quality volume from entire site equivalent to runoff from the 2” type Il storm event
and 25 year sediment storage. (Retention volume counts towards WQ volume and
remainder accomplished via the rain garden and additional perforated piping and rock
bedding).

3. Discharge rate control shall be provided so the proposed conditions do not exceed
existing conditions for the 2, 10, and 100 yr storm events. The proposed site plan
reduces by 12.8% the amount of impervious surface and thus proposed discharge rates
are decreased automatically.

The proposed plan is to maintain the same point of stormwater discharge from the properties
as is currently present. A private storm sewer collection system will be routed from north to
south through the western portion of the site collecting the majority of site runoff. The storm
sewer will drain through a pretreatment device to the proposed underground storage system at
the western end of the site which will ultimately outlet to the City pond south of the property.
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In addition to the regional background traffic, other specific none development related traffic
was determined and included with the overall background traffic.

Fairview Southdale Hospital Expansion — The proposed plan includes the expansion of the
emergency center, urgent care, behavioral health and observation area. The proposed expansion
consists of a 77,500 sf (gross area), two-story building located on the north side of the existing
hospital building. This project has been approved by the City Council. It is assumed that it will
be completed in 2014 and included in the background traffic for the 2014 and 2030 analysis.

Southdale Residential - The City recently approved the addition of 232 apartment units with
associated parking in the existing Southdale Shopping Center parking lot. The site is located in
the northwest quadrant of 69™ Street and York Avenue. It is assumed that this project will not be
open and included as part of the 2014 analysis but, will be fully leased and included in the 2030
background traffic.

Additional Southdale Mall Development - Based on the information received from Southdale
Center about the current vacancy rates and plans for renovations, it was determined that
following the renovations, the mall would have an additional 143,880 sf of leasable space
available. This includes leasable retail and food court space. The analysis assumes that all space
will be occupied by 2014 and included in the background traffic for the 2014 and 2030 analysis.

Future Restaurant Development — A future restaurant is proposed in northeast quadrant of
France Avenue and 69 Street in the Southdale Center Parking lot. The restaurant was assumed
to be 8,000 sfin size with approximately 300 seats. The analysis assumes the restaurant will not
be developed by 2014 but, will be open and included as part of the 2030 background traffic.

The estimated trip generation for the additional background traffic is shown below in Table 1.
The trip generation rates used to estimate the additional development traffic is based on
extensive surveys of the trip-generation rates for other similar land uses as documented in the
Institute of Transportation Engineers Trip Generation Manual, 9™ Edition. The table shows the
AM and PM peak hour trip generation for the proposed uses.

Table 1 - Estimated Additional Background Trip Generation

AM Peak Hour PM Peak Hour
Use Size Total In Out Total In Out
Hospital Expansion 77,500 sf 36 21 15 24 10 14
Apartments 232 units 118 24 94 144 94 50
Shopping Center 143,880 st 138 86 52 533 256 277
Restaurant 8000 sf 87 48 39 79 47 32
Total New Trips 379 179 200 780 407 373

Source: Institute of Transportation Engineers Trip Generation Manual, 9th Edition
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Site Trip Generation

The estimated trip generation from the proposed ultimate redevelopment is shown below in
Table 2. The trip generation rates used to estimate the proposed site traffic are based on
extensive surveys of the trip-generation rates for other similar land uses as documented in the
Institute of Transportation Engineers Trip Generation Manual, 9™ Edition. The table shows the
total daily, AM peak hour and PM. peak hour trip generation for the proposed site.

Table 2 - Estimated Site Trip Generation

Size ADT AM Peak PM Peak

Use (units) | Total | In Out | Total | In | Out | Total | In | Out -
Assisted Living 59 157 78 79 9 6 3 13 6 7
Independent
Living 50 101 51 50 3 2 | 9 4 5
Skilled Nursing ;
Care 40 96 48 48 6 4 2 7 3 4
Memory Care 40 96 48 48 6 4 2 7 3 4
Observation
Care Rooms 20 48 24 24 3 2 1 4 2 2
Total New
Trips 498 | 249 | 249 27 18 9 40 18 22

Source: Institute of Transportation Engineers Trip Generation Manual, 9th Edition

Trip Distribution

Site-generated trips were distributed to the adjacent roadway system based on the population
distribution relative to the site and the travel sheds for the major routes that serve it. The Trip
Distribution was assumed as follows:

25% north on France Avenue

20% south on France Avenue

10% from the Hospital across France Avenue
10% north on Valley View Road

5% south on Valley View Road

30% from west on TH 62

Future Year Traffic Forecasts
Traffic forecasts were prepared for the year 2014 which is the year the proposed development

would be completed and for the 2030 conditions which represents the City’s Comprehensive
Plan development time frame.

Na




Aurora on France Traffic and Parking Study
City of Edina

June 26, 2013

Page 5 of 11

The traffic forecasts were prepared by adding the projected annual background traffic growth
and the projected non-development background traffic growth to the existing 2013 traffic counts
to determine the “No-Build” traffic conditions. The anticipated Aurora on France traffic was then
added to the no-build to determine the “Build” traffic conditions. Figures 5 and 6 show the
projected 2014 and 2030 Build AM and PM peak hour traffic volumes.

Traffic Operations

Existing and/or forecasted traffic operations were evaluated for the impacted intersections and
access driveway adjacent to the hospital. The analysis was conducted for the following scenarios.

1. Existing Conditions
2. Projected 2014 Build
3. Projected 2030 Build

This section describes the methodology used to assess the operations and provides a summary of
traffic operations for each scenario. Existing and/or forecasted traffic operations were evaluated
for the intersections of 65 Street at France Avenue, 65 Street at Valley View Road, the
existing driveways on 65" Street, the proposed development site driveways on 65™ Street and the
right-out only site access to France Avenue. This section describes the methodology used to
assess the operations and provides a summary of traffic operations.

Analysis Methodology

The traffic operations analysis is derived from established methodologies documented in the
Highway Capacity Manual 2000 (HCM). The HCM provides a series of analysis techniques that
are used to evaluate traffic operations.

Intersections are given a Level of Service (LOS) grade from “A” to “F” to describe the average
amount of control delay per vehicle as defined in the HCM. The LOS is primarily a function of
peak traffic hour turning movement volumes, intersection lane configuration, and the traffic
controls at the intersection. LOS A is the best traffic operating condition, and drivers experience
minimal delay at an intersection operating at that level. LOS E represents the condition where the
intersection is at capacity, and some drivers may have to wait through more than one green phase
to make it through an intersection controlled by traffic signals. LOS F represents a condition
where there is more traffic than can be handled by the intersection, and many vehicle operators
may have to wait through more than one green phase to make it through the intersection. At a
stop sign-controlled intersection, LOS F would be characterized by exceptionally long vehicle
queues on each approach at an all-way stop, or long queues and/or great difficulty in finding an
acceptable gap for drivers on the minor legs at a through-street intersection.

The LOS ranges for both signalized and un-signalized intersections are shown in Table 3. The
threshold LOS values for un-signalized intersections are slightly less than for signalized
intersections. This variance was instituted because drivers’ expectations at intersections differ
with the type of traffic control. A given LOS can be altered by increasing (or decreasing) the
number of lanes, changing traffic control arrangements, adjusting the timing at signalized
intersections, or other lesser geometric improvements. LOS also changes as traffic volumes increase
or decrease.
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Table 3 - Intersection Level of Service Ranges

Control Delay (Seconds)
Signalized Un-Signalized
A <10 <10
B 10-20 10—15
C 20-35 15-25
D 35-55 25-35
E 55-80 35-50
F >80 >50

Source: HCM

LOS, as described above, can also be determined for the individual legs (sometimes referred to
as “approaches”) or lanes (turn lanes in particular) of an intersection. It should be noted that a
LOS E or F might be acceptable or justified in those cases where a leg(s) or lane(s) has a very
low traffic volume as compared to the volume on the other legs. For example, improving LOS on
such low-volume legs by converting a two-way stop condition to an all-way stop, or adjusting
timing at a signalized intersection, could result in a significant penalty for the many drivers on
the major road while benefiting the few on the minor road. Also, geometric improvements on
minor legs, such as additional lanes or longer turn lanes, could have limited positive effects and
might be prohibitive in terms of benefit to cost.

Although LOS A represents the best possible level of traffic flow, the cost to construct roadways
and intersection to such a high standard often exceeds the benefit to the user. Funding
availability might also lead to acceptance of intersection or roadway designs with a lower LOS.
LOS D is generally accepted as the lowest acceptable level in urban areas. LOS C is often
considered to be the desirable minimum level for rural areas. LOS D or E may be acceptable for
limited durations or distances, or for very low-volume legs of some intersections.

The LOS analysis was performed using Synchro/SimTraffic:

o Synchro, a software package that implements Highway Capacity Manual (HCM)
methodologies, was used to build each signalized intersection and provide an
input database for turning-movement volumes, lane geometrics, and signal design
and timing characteristics. In addition, Synchro was used to optimize signal
timing parameters for future conditions. Output from Synchro is transferred to
SimTraffic, the traffic simulation model.

o SimTraffic is a micro-simulation computer modeling software that simulates each
individual vehicle’s characteristics and driver behavior in response to traffic
volumes, intersection configuration, and signal operations. The model simulates
drivers’ behaviors and responses to surrounding traffic flow as well as different
vehicle types and speeds. It outputs estimated vehicle delay and queue lengths at
each intersection being analyzed.
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Existing Level of Service Summary

Table 4, below, summarizes the existing LOS at the two primary intersections on 65™ Street as
well as the existing site driveways and adjacent development driveway based on the current lane
geometry and traffic volumes. The table shows that all intersection are operation at LOS C or
better during both the AM and PM peak hours with all movements operating at LOS D or better.
A table showing the LOS and delays by approach is included in the Appendix.

Table 4 - Existing Level of Service

AM Peak Hour PM Peak Hour
Intersection
Delay Delay

LOS (sec/veh) LOS (sec/veh)
65" Street at France Ave C (D) 20.3 B (D) 19.8
65™ Street at Valley View Rd B (D) 13.8 B (D) 12.5
65" Street at 6500 Site
Driveway A (A) 1.0 A (A) 1.2

th :

65. Street at 4005 Site A (A) 0.5 A (A) 0.4
Driveway
65" Street at Adjacent
Development Driveways AA) 105-22 A 0.4-2.7

C=O0verall LOS, (D)= Worst movement LOS  Source: WSB & Associates, Inc.

Forecast Traffic Operations

A capacity and LOS analysis was completed for the study area intersections for 2014 which is
the year proposed Aurora on France would be developed and for the 2030 conditions which
represents the City’s Comprehensive Plan development time frame. The results of the analysis
are discussed below and shown in Tables 5. All of the intersections are expected to continue to
operate at similar levels of service after the redevelopment as prior to the redevelopment. A table
showing the LOS and delays by approach is included in the Appendix.

Table 5 shows that all intersection will continue to operate at overall LOS D or better in 2014
and 2030 during both the AM and PM peak hours. However, with the increase in traffic, some
additional movements will be operating at LOS E. Overall delays will also increase slightly from
‘[hel existing conditions to the 2030 conditions, especially at the intersection of France Avenue at
65" Stree.

By 2030 the analysis indicates that at the intersection of 65" Street and France Avenue potential
issues on the 65 Street approaches and France Avenue left turns may exist. With minor
intersection and signal improvements (additional turn lane length and signal phasing changes),
these issues would be minimized, improving the overall intersection LOS back to a C with 20 to
25 sec delays.
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