PLANNING COMMISSION STAFF REPORT

Originator Meeting Date . | Agenda #
Cary Teague August 28, 2013 VI.C
Community Development

Director

INFORMATION/BACKGROUND

Project Description

Silver Oak Development on behalf of the IRET Properties is proposing to build a
four story 60,000 square foot medical office expansion, and new parking ramp
expansion to the existing 273,000 square foot Southdale Medical Office building
located at 6525-45 France Avenue. (See location on pages A1-A2.) The new
addition would be located on the south side of the existing building and west of
the existing parking ramp. (See applicant narrative on pages A3-A10 and the
proposed plans on pages A12-A32.)

To accommodate the proposed addition, the following is requested:

1. Site Plan Review.

2. Parking Ramp Setback Variance from 40 and 34.5 feet to 34.5, 28 and 20
feet for the new parking deck to match the existing parking ramp setback.
(See page A16a.) Differing setbacks are required for the ramp structure
because the ramp itself is 34.5 feet tall; and the structure around the stairs
is 40 feet tall.

3. Parking Stall Variance from 1,715 spaces to 1,577 spaces. A proof of
parking plan for an additional deck could expand parking to 1,749 spaces
has been provided.

Surrounding Land Uses

Northerly:  Southdale Fairview Hospital; zoned and guided for regional
medical office uses.

Easterly: A variety of off medical and office uses; zoned and guided for
medical office uses.

Southerly:  Southdale; zoned and guided for commercial uses.

Westerly:  Point of France; zoned and guided high density residential.




Existing Site Features
The subject property is 9 acres in size, contains the Southdale Medical
Center building and a parking ramp. The site is relatively flat. (See page
A2)

Planning

Guide Plan designation: RM, Regional Medical. (See page A11.)
Zoning: RMD, Regional Medical District.

Compliance Table

City Standard Proposed

| Building
Front — France Avenue ' 65.5 feet 100+ feet
Side Street— 66" Street 65.5 feet 75 feet
Side Street — Drew ' 65.5 feet 100+ feet
Side Street — 65" Street 65.5 feet 100+ feet
Parking Ramp
Front — France Avenue 34.5 & 40 feet 100+ feet
Side Street — 66" Street 34.5 & 40 feet 34.5 feet*
Side Street — Drew 34.5 & 40 feet 20-28 feet*
Side Street — 65" Street 34.5 & 40 feet | 7.4 feet (existing condition)
Building Height 12 stories, and 144 feet 4 stories, and 65.5 feet
Floor Area Ratio 100% 84%
Parking lot and drive aisle 20 feet (street) 10-20 feet (all parking
setback : : areas and drive-aisles
are existing; no changes
proposed)
Parking Stalls 1,715 stalls 1,577 stalls proposed
(1,752 stalls with the
proof-of-parking)
Over-story Trees 59 required 75 existing trees
(number is based on the
perimeter of the site)




Grading/Drainage/Utilities

The city engineer has reviewed the proposed utilities and grading and
drainage plans and found them to be generally acceptable. (See the City
Engineer's comments on pages A106-A110.) A condition of approval should
include meeting all of the conditions outlined in the city engineer's memo. A
permit would also be required from the Nine Mile Creek Watershed district.

Parking

There are currently three parking levels in the existing ramp. Levels one and
two were constructed in 1964, and are in need of significant repair. Level
three was constructed in 2002. The addition to the parking ramp would
consist of removing and replacing levels one and two. Level three would be
extended to the south end of the ramp and a new level four would be added.
The new ramp would total 1,180 spaces. There are 397 surface stalls on the
site. The overall site would therefore, provide 1,577 parking spaces. Based on
the square footage of the existing building and proposed addition, 1,715
spaces are required. A proof-of-parking plan has been provided, that shows
an additional 175 spaces could be added to the top level of the parking ramp
to meet the city code. (See page A9.) The applicant does not believe that
these stalls will be needed, but have agreed to construct them if parking
becomes a problem. A condition of any approval should be that if parking
becomes a problem, the additional stalls must be provided.

WSB & Associates conducted a parking study, which concludes that the
proposed parking should adequately serve the site. (See page A50.)

Site Access & Traffic

Currently there are two access points off of 66™ Street. These two would be
combined into one entrance, which would be a right in and right out only. All
other access points would remain the same, including into the parking ramp.
(See pages A14 and A16.)

WSB and Associates also completed a traffic study to analyze impacts on the
adjacent roadways. (See study on pages A36-A105.) The study concludes
that the existing adjacent roadways would support the proposed addition.
However, as with all development proposed within this area recently, should
delays and queuing ever become an issue at the France Avenue/65 Street
intersection in the future, minor intersection turn lane and phasing
improvements may be necessary. Should these improvements be required in
the future, the Southdale Medical site will be responsible for their share of
those improvements. (See page A50.)




Building Design

The addition would be constructed primarily of glass/glazing with v
masonry/architectural precast with composite aluminum panels. The ramp
would also be made of masonry architectural precast with the stairwells to be
made of glass/glazing to match the building. (See attached pages A12—-A13))
The building has been designed to match or blend with the existing six-story
building on the site and to match/blend with the parking ramp.

Landscaping

There are 75 mature trees around the perimeter of the site, which is more
than required by code. Additional shrubs and plantings would be provided at
the entrance and along 66™ Street to enhance the existing landscaping. (See
pages A21-A22.)

Mechanical Equipment

A new mechanical room is planned to be located within the parking ramp, at
the north end. (See pages A24-A28.) The mechanical equipment would be
screened on the roof of the parking ramp. (See page A13.)

Loading Dock

The loading dock for the new building would be located on the south side of
the building facing 66" Street. The loading area meets the required front yard
setback. Extra landscaping is proposed along 66", to provide screening of the
area, including five Black Hills Spruce. (See pages A21-A22.)

Variance — Parking Structure

Per the Zoning Ordinance, a variance should not be granted unless it is
found that the enforcement of the ordinance would cause practical difficulties
in complying with the zoning ordinance and that the use is reasonable. As
demonstrated below, staff believes the proposal does meet the variance
standards, when applying the three conditions:

Minnesota Statues and Edina Ordinances require that the following conditions
must be satisfied affirmatively. The Proposed Variance will:

1) Relieve practical difficulties that prevent a reasonable use from
complying with ordinance requirements.

Reasonable use does not mean that the applicant must show the land
cannot be put to any reasonable use without the variance. Rather, the
applicant must show that there are practical difficulties in complying with



the code and that the proposed use is reasonable. “Practical difficulties”
may include functional and aesthetic concerns.

Staff believes the proposed variance is reasonable. The location of the
parking ramp is an existing condition; the variances are requested to
enlarge the ramp by adding levels. A proof of parking plan was granted to
add a fourth level to the ramp in 2007 as part of the most recent
expansion to the Southdale Medical Office (See Council minutes from that
approval including the conditions of approval on pages A33-A35.) The
practical difficulty is caused by the existing location of the ramp. It would
not be reasonable to require the ramp to be relocated to meet the required
setback. The encroachment into the required is minor compared to the
mass of the structure that complies with the ordinance. (See page A16a.)

2) There are circumstances that are unique to the property, not
common to every similarly zoned property, and that are not self-
created?.

Yes. The unique circumstances are the location of the existing building
and parking ramp that would make it difficult to relocate to meet the
required setbacks. The proposed expansion is reasonable given the
proposal does not exceed the FAR requirement of 1.0 for the site.

3) Will the variance alter the essential character of the neighborhood?

No. A parking ramp already exists at the proposed setbacks. The addition
of levels to the parking ramp would not alter the character of the
neighborhood.

Variance — Parking Stalls

Per the Zoning Ordinance, a variance should not be granted unless it is
found that the enforcement of the ordinance would cause practical difficulties
in complying with the zoning ordinance and that the use is reasonable. As
demonstrated below, staff believes the proposal does meet the variance
standards, when applying the three conditions:

Minnesota Statues and Edina Ordinances require that the following conditions
must be satisfied affirmatively. The Proposed Variance will:

1) Relieve practical difficulties that prevent a reasonable use from
complying with ordinance requirements.

Reasonable use does not mean that the applicant must show the land
cannot be put to any reasonable use without the variance. Rather, the
applicant must show that there are practical difficulties in complying with




the code and that the proposed use is reasonable. “Practical difficulties”
may include functional and aesthetic concerns.

Staff believes the proposed parking stall variance is reasonable. A parking
study was conducted by WSB Associates that concludes that the City
Code required parking is not necessary for the site. The study concludes
that the medical office uses could function adequately with 1,422 spaces.
There would be 1,577 spaces on the site with the addition to the parking
ramp. (See page A50 of the parking study.)

A proof-of-parking plan has been provided, that shows an additional 175
spaces could be added to the top level of the parking ramp to meet the
city code. (See page A9.) The applicant does not believe that these stalls
will be needed, but have agreed to construct them if parking becomes a
problem. A condition of any approval shouid be that if parking becomes a
problem, the additional stalls must be provided.

2) There are circumstances that are unique to the property, not
common to every similarly zoned property, and that are not self-
created?

Yes. The unique circumstance is the existing location of the buildings and
parking ramp on the site. It has been the city’s general policy with previous
similar requests, to not build parking stalls when they are not needed.

3) Will the variance alter the essential character of the neighborhood?
No. The alternative to the variance would be to require the applicant to
construct a larger and taller structured parking ramp. Based on the parking
study done by WSB, this parking would not be needed.

PRIMARY ISSUES/STAFF RECOMMENDATION

Primary Issue

e Is the proposed addition and associated Variances reasonable for this
site?

Yes. Staff believes the proposal is reasonable for the following reasons:
1. The proposed use is permitted in the RMD, Regional Medical District.
2. The proposed building setbacks are met for the medical office addition,

and the setbacks for the parking ramp expansion meet the existing
parking ramp setbacks.



3. The proposed addition would be supported by the existing roadway
system, based on the traffic and parking study done by WSB and
Associates. (See pages A36— A105.)

4. The variances are reasonable. As mentioned, the setbacks for the
parking ramp expansion, match the existing setbacks. The parking
study concludes that the proposed addition and existing uses on the
site would be supported by the existing parking facilities. Traditionally,
the City of Edina has not required parking stalls, when they are not
needed. Additional parking could be provided by adding levels to the
existing parking ramps if needed.

5. The Southdale Medical Building and associated medical office uses
provide a convenient community asset.

Staff Recommendation

Recommend that the Clty Council approve the Site Plan with Vanances for the
Southdale Medical building expansion.

Approval is based on the following findings:

1.

The proposal would meet the required standards and ordinances for a Site
Plan with the exception of the parking space and ramp variances.

WSB conducted a parking and traffic impact study. The study concluded
that the existing roadway system would support the proposed project; and
the parking on the site would contain adequate parking to support the
expansion and existing uses.

The variances are reasonable. As mentioned, the setbacks for the parking
ramp expansion, match the existing setbacks. The parking study
concludes that the proposed addition and existing uses on the site would
be supported by the existing parking facilities. Traditionally, the City of
Edina has not required parking stalls, when they are not needed.
Additional parking could be provided by adding levels to the existing
parking ramps if needed.

The parking ramp could be expanded should there ever be a need for
additional parking for the site.

Approval of the Site Plan is subject to the following conditions:




1. Subject to staff approval, the site must be developed and maintained in
substantial conformance with the following plans, unless modified by the
conditions below:

Site plan date stamped July 26, 2013.

Grading plan date stamped July 26, 2013.
Landscaping plan date stamped July 26, 2013.
Lighting plan date stamped July 26, 2013.

Building elevations date stamped July 26, 2013.
Building materials board as presented at the Planning
Commission and City Council meeting.

2. Prior the issuance of a building permit, a final landscape plan must be
submitted, subject to staff approval. Additionally, a performance bond,
letter-of-credit, or cash deposit must be submitted for one and one-half
times the cost amount for completing the required landscaping, screening,
or erosion control measures.

3. The property owner is responsible for replacing any required landscaping
- that dies.

4, Submit a copy of the Minnehaha Creek Watershed District permit. The
City may require revisions to the approved plans to meet the district’s
requirements. :

5. Compliance with the conditions required by the city engineer in his memo
dated August 22, 2013.

6. Should delays and queuing become an issue at the France Avenue/65
Street intersection in the future, minor intersection turn lane and phasing
improvements may be necessary. Should these improvements be required
in the future Fairview Southdale Hospital will be responsible for their share
of those improvements. '

7. Building plans are subject to review and approval of the fire marshal at the
time of building permit.

8. The applicant must enter into a proof of parking agreement with the City to
ensure the necessary parking space will be provided if needed. Should
parking become a significant problem, staff will require the proof of parking
stalls constructed by adding the addition to the parking ramp.

Deadline for a city decision:  October 15, 2013












Parking Garage
There are currently 3 parking levels in the existing garage providing approximately 738 parking spaces.

The third level was constructed in 2002 and levels one and two were constructed in 1964. Levels one and
two are both in need of significant repair and have seen their useful service period. The proposed garage
anticipates demolishing level one and two and leaving the current, newer, level three. New levels one and
two will be built, level three will be extended to south end of the site and a new level four will be added.
The total new parking ramp will provide 1,180 spaces. This new ramp and additional parking is needed to
meet the current parking needs as well as the expanded need due to the addition of the 60,000 square
foot office building.

Reguest Approval
The City should approve this request because:

- The project will create greater safety for pedestrians and vehicular traffic.

- The project will consolidate and organize the loading, delivery and trash removal. This has the
added benefit of allowing building management to more closely regulate and monitor these
activities.

- Parking additions are being made to satisty the current need and added building square footage.
Our goals is not to “over park” but “appropriately park”.

- The potential addition of the central plant will better serve the existing and new tenants. The
building will be better positioned to appropriately control building systems and energy cost. This
will have a significant impact on the campus in the future as energy cost rise.

- The additional medical office space will benefit the hospital and community by allowing critical
medical services to expand in a location that directly supports the hospital’s mission and all
surrounding businesses.

Very truly yours,

Coltaborative Design Group, Inc.

L~

/ﬁark Beckman
Project Architect

Enclosures




COLLABORATIVE DesignGrou, e

Architecture

July 26, 2013

Engineering
Interiors
Planning
Cary Teague Preservation
Community Development Director
City of Edina

4801 W. 50t St,
Edina, MN 55424

Re: Variances for Southdale Medical Office Building Parking Ramp

Dear Cary:

The attached Variance Application includes three variances related to the proposed parking ramp at the
east side of the Southdale Medical Office Building Campus. The interrelated variances are as follows:

1. Fewer parking spaces than required by the Zoning Ordinance.
2. Reduced setbacks from the lot lines,
3. Increase in building height relative to set backline locations.

As noted in the City of Edina — Variance Application (page 2) the following four items are addressed.

e The proposed variance will relieve some practical difficulties relative to set back and height of the
parking ramp. The parking ramp needs to be expanded to four levels to meet the parking
requirements. The existing three level ramp, structurally designed for vertical expansion, is at or
over the setbacks for three levels. It would be difficult and costly to not add to the existing
structure.

e Adding on to the existing ramp already too close to the property line is an extraordinary
circumstance unique to this property.

e The proposed variances will be in harmony with the general purpose and intent of the zoning
ordinance. The new four level ramp will generally meet height and set back requirements along
66th Street and will be unchanged along 65t Street.

e The proposed variance will not alter the essential character of the neighborhood, The adjacent
blocks contain hospital, retail, and offices occupancies that will not be adversely affected by the
granting of these variances.

A detailed explanation of each variance and supporting data is attached.

100 Portland Avenue South, Suite 100
Minneapolis, Minnesota 55401
1612.332,3654 [332.3626

Affirmative Action, Equal Opportunity Ermployer www.collaborativedesigngroup.com
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Exhibit B - Parking Utilization Analysis
Southdale Medical Campus

Between June 11 and 17, 2013 a parking utilization analysis was conducted on
the existing parking facilities (surface lots and parking ramp)

Numbers below indicate the parking spaces recorded as open at the times
indicated.
Tues 6/11 — Surface lots — 33 open, Ramp 249 open — 10 AM

75 open, 263 open -3 PM

Wed 6/12 — Surface lots — 70 open, Ramp 243 open — 10 AM

49 open, Ramp 269 open—3 PM

Thurs 6/13 Surface lots — 31 open, Ramp 250 open — 10 AM

97 open, Ramp 271 open—3 PM

Fri 6/14 Surface lots — 105 open, Ramp 279 open - 10 AM

132 open, Ramp 307 open—3 PM

Mon 6/17 Surface lots — 19 open, Ramp 224 open — 10 AM

55 open, Ramp 275 open— 3 PM

After deleting the smallest and largest numbers, the average number of open
spaces on site at any given time is 322. 1254 spaces on site minus 322 = 932
occupied spaces.






Variance No. 2: Parking Ramp Setbacks
Explanation of Request:

Applicant is seeking a variance for front and side yard setbacks exceeding those
allowed by the zoning ordinance.

Per paragraph G of Subd 5 of SubSection 850.08 the required front and side
yard setback is 20 feet plus 1 foot for each foot of height exceeding 20 feet.

It is proposed that the existing parking ramp, three levels at the north end and
two levels at the south end, be expanded vertically to a height of four levels (five
levels with “proof of parking”). The existing parking ramp width and structural
column grid will be maintained. The existing three level ramp is already over the
set back lines along 65" Street and Drew Avenue.

Setback Summary Data:

Building height equals the required setback.

Proposed height. Four level ramp at top of parapet: 34’-6"
Five level ramp at top of parapet: 44'-6”

Proposed height: Top of stair tower at southeast corner: 39'-8"
Top of stair tower at southeast corner: 49'-8”

Existing height: Top of parapet at speed ramp at 65" Stj: 23'-6"
Proposed Setbacks from property lines:

Drew Avenue at 65™ Street (north end of site): 20.06 ft.

Drew Avenue at 66" Street (south end of site): 28.54 ft.

66™ Street at stair tower: 35.0 ft.

65" Street at existing speed ramp: 7.4 ft. (existing condition)
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Minutes/Edina City Council/July 17, 2007

e Grading plan dated June 6, 2007.
e Landscaping plan date stamped June 6, 2007.
e Building elevations date stamped June 6, 2007.
o Proof of Parking Plan date stamped June 6, 2007.
2. The property owner will be responsible for replacing any required landscaping that
dies. »
3. The applicant must enter into a proof of parking agreement with the City to ensure
the necessary parking space will be provided if needed. Should parking become a
significant problem, staff will require the proof of parking stalls be constructed by
adding the addition to the parking deck, and increasing the number of compact
stalls.
4, Submit a copy of the Nine Mile Creek watershed district permit. The city may
require revisions to the approved plans to meet the district’s requirements.
5. All mitigation measures required by the Transportation Commission and by the
. Transportation Studies must be completed by the applicant.
6. All conditions required by the City Engineer in his June 15, and June 22, 2007
memorandums.
7. The realigned access on 66t Street will be subject to Hennepin County approval.
8. Install traffic signal per city policy if warrants were met.
Member Housh seconded the motion.
Rollcall:
Ayes: Bennett, Housh, Masica, Swenson, Hovland
Motion carried.

PUBLIC HEARING FOR REQUESTED CONDITIONAL USE PERMIT & VARIANCE, CALVIN
CHRISTIAN SCHOOL, 4015 INGLEWOOD AVENUE, BUILDING EXPANSION CONTINUED
TO AUGUST 7, 2007 Mr. Teague explained that due to a deficiency in the mailed notices staff
recommended the Calvin Christian School public hearing be continued until August 7, 2007.

Member Swenson moved to continue the hearing for the requested conditional use permit by
Calvin Christian School, 4015 Inglewood Avenue allowing a proposed building expansion until
August 7, 2007. Member Housh seconded the motion.

Ayes: Bennett, Housh, Masica, Swenson, Hovland

Motion carried.

ADOPT RESOLUTION NO. 2007-79 GRANTING VARIANCE, 4548 OXFORD AVENUE Affidavits
of notice were presented approved and ordered placed on file.

Assistant Planner Aaker explained the Zoning Board of Appeals had granted a variance to the
property owners at 4548 Oxford Avenue, to allow the homeowners to construct an addition to their
home. She noted the Zoning Board approved the request on a majority vote of 2 members to 1
member. Mr. Richard Miller, 5340 Hollywood Avenue, had requested the City Council consider his
appeal of the Zoning Board’s decision. Ms. Aaker explained the property currently accessed the
home from Hollywood, but after the proposed addition the property would have access from Oxford.
She added the property was a corner lot and therefore subject to two front yard setbacks. Ms. Aaker
stated the homeowners originally submitted plans that would have placed the proposed addition
much closer to Hollywood. She noted the revised plan kept the garage in-line and at the same setback
as the existing non-conforming setback of the home from Oxford Avenue and also increased the
proposed setback of the new side wall of the garage to 15 feet from Hollywood.

Dick Miller, 5340 Hollywood Road, presented his appeal of the granted variance. He pointed out the
entire home located at 4548 Oxford was built outside of the buildable area. Mr. Miller said granting
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Table 1 - Estimated Additional Background T llp 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
Senior Housing 209 units 27 18 9 40 18 22
Apartments 232 units 118 24 94 144 94 50
Shopping Center 143,880 sf 138 86 52 533 256 277
Restaurant 8000 sf 87 48 39 79 47 32
Total New Trips 406 197 209 820 425 395

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

Site Expansion Trip Generation

The estimated trip generation from the proposed site expansion 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 Expansion Trip Generation — ITE Rates

ADT AM Peak PM Peak

Size .
Use (KSF) | Total | In Qut | Total | In | Out | Total | In | Out

Medical Office 60 2168 | 1084 | 1084 144 114 | 30 215 60 | 155

(1) - Source: Institute of Transportation Engineers Trip Generation Manual, 9th Edition

Traffic Distribution

Background and site-generated trips were distributed to the adjacent roadway system based on
several factors including the existing Annual Average Daily Traffic (AADT) and the travel sheds
for the major routes that serve the area. In general the Trip Distribution was assumed:

e 30% to the north
e 40% to the south
e 15% to the east
e 15% to the west

A4



Southdale Medical Campus Expansion
City of Edina

August 22,2013

Page 6 of 16

The additional background trips from adjacent developments were assigned to 65™ Street, 66™
Street, Drew Avenue and France Avenue based on the overall directional distribution and ratio of
existing AADT volumes on each respective roadway.

The generated trips for the proposed Southdale Medical Office expansion were assumed to arrive
or exit using driveways on 65% Street, 66 Street and Drew Avenue and circulate through the
site. These trips were assigned based on the ratio of existing traffic patterns on each respective
roadway. '

Future Year Traffic Forecasts

Traffic forecasts were prepared for the year 2015 which is the year after the proposed expansion
would be completed and assumed to be fully occupied and for the 2030 conditions which
represents the City’s Comprehensive Plan development time frame. Three improvement
alternatives were evaluated.

1. Existing Conditions — Assumes existing lane configuration and traffic control.

2. No-Build — Assumes existing lane configuration and traffic control without the proposed
Southdale Medical Office expansion. ‘

Build — Assumes existing lane configuration and traffic control with the proposed
Southdale Medical Office expansion.

(USR]

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 Southdale Medical Office
expansion traffic was then added to the no-build to determine the “Build” traffic conditions.
Figures 4 — 7 shows the projected 2015 and 2030 No-Build and 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 2013 Conditions
2. Projected 2015 No Build
3. Projected 2015 Build
4. Projected 2030 No Build
5. Projected 2030 Build

This section describes the methodology used to assess the operations and provides a summary of
traffic operations for each scenario.

At



Southdale Medical Campus Expansion
City of Edina

August 22, 2013

Page 7 of 16

Analysis Methodology

The traffic operations analysis is derived from established methodologies docunented 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.

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—-230 35-50
F >80 >50
Source: HCM
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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:

e 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. §

e 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 Iengths at each intersection being analyzed.

Existing Level of Service Summary

Table 4, below, summarizes the existing LOS at the primary intersections in the study area based
on the current lane geometry, traffic control and traffic volumes. The table shows that all
intersection are operating at an overall LOS D or better during both the AM and PM peak hours
with all movements operating at LOS E or better. A table showing the LOS and delays by
approach is included in the Appendix.

At
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Table 4 - Existing Level of Service

AM Peak Hour PM Peak Hour

Intersection Overall Overall
LOS Delay LOS Delay
(sec/veh) (sec/veh)
France Ave at 65® St C(@D) | 209 C(E) | 2255
France Ave at 66" St CD) 22.5 C (D) 25.1

65™ St at Southdale Medical Office
west driveway / Hospital entrance AA) 43 A©) 6.6

65™ St at Southdale Medical Office

east driveway A(A) 23 A(A) 2.4

65" St at Drew Ave A (A) 6.6 A (A) 5.6

Drew Ave at Southdale Medical
Office driveway AA) 0.8 A (A) 1.6

66™ St at Drew Ave CD) | 247 C (D) 24.5

667 St at Southdale Medical Office
Right-in/Right-out ARy | 15 | A | LS5

66" St at Southdale Medical Office
Right-in only A (A) 1.3 A (A) 1.7

C=Overall 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 2015 which is
the year after the proposed Southdale Medical Office expansion would be fully 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 and 6. Detailed
tables showing the LOS and delays by approach are included in the Appendix.

Table 5 — Forecasted No Build, shows that all intersection will continue to operate at overall
LOS D or better in 2015 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 the existing conditions to the 2030 conditions, especially at the major
intersections on France Avenue at 65 Street and 66 Street and on 66 Street at Drew
Avenue/Southdale entrance. ’

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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Date: 08/14/2013 01:08 PM
Subject:Re: Southdale Medical Office Building

Bob,

Have you responded to Reid that all looks good, or would you like me to reply? His email referenced ROW impacts, we
did not discuss that our plat meeting. It isn't obvious to me that there are any ROW impacts to France Ave.

Thanks!
Carla

Carla Stueve, P.E. | Transportation Engineer

Hennepin County Transportation Department | 1600 Prairie Drive | Medina, MN 55340

Office 612.596.0356 | Cell 612.868.6677 | Email carla.stueve @co.hennepin.mn.us

From: Robert H. Byers/PW/Hennepin

To: Reid Schulz <rschulz@landform.net>

Cc: Carla ] Stueve/PW/Hennepin@Hennepin
Date: 08/06/2013 06:52 AM

Subject:Re: Southdale Medical Office Building

Thanks Reid.

We've got a review committee that meets on Tuesday mornings - I'll put this on the agenda and get you any comments
we have after we discuss.

- Bob

Bob Byers, P.E.

Senior Transportation Engineer

Hennepin County Public Works - Transportation Department
1600 Prairie Drive

Medina, MN 55340-5421

(612) 596-0354

robert.byers@co.hennepin.mn.us

From: Reid Schulz <r§chu|z@|andform.net>
To: "Bob Byers (robert.byers@co.hennepin.mn.us)" <robert.byers@co.hennepin.mn.us>,

Date: 08/02/2013 02:45 PM
A104
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