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INFORMATION/BACKGROUND

Project Description

Stuart Development Company and Simon Properties are proposing to develop
the southeast corner of the Southdale site with a 232-unit luxury rental apartment
and townhome development. (See property location on pages A1-A4.) The site
is currently an overflow parking lot for Southdale and is used by park-n-riders for
Metro Transit. The applicant is proposing to develop the site with an upscale 10
& 6-story apartment building; and a 3-4 story townhouse building. (See the
attached packet of plans & the narrative and plans on page A8-A59.) A 5.1 acre
site would be created on the Southdale site. Parking would be primarily provided
underneath the apartments and within two-stall attached garages for the
townhomes. Visitor surface parking is provided north and south of the buildings.
Primary access would be off of 69th Street and from the Southdale frontage road.
Proposed density would be 45 units per acre.

The site plan, building footprints and site circulation have not changed
significantly from the plans reviewed by the Planning Commission and City
Council as part of the sketch plan review. The one-story podium structure on the
first level has been reduced in size from the Sketch Plan proposal. The buildings
have been specifically designed, and landscaping has been upgraded.
Additionally, a pedestrian connection has been added along 69" Street to the
existing sidewalk connection that exists from the Galleria to south side of the
restaurant area, specifically in front of the Cheesecake Factory. (See pages
A58-A59.)

To accommodate the above request, the following is requested:

Site Plan Review.

Conditional Use Permit to allow the residential use.

Front Yard Setback Variance from 115 feet to 63 and 42 feet.
Parking Stall Variance from 6,747 to 6,442 spaces.

Re-Plat of the Southdale Site. To reconfigure the existing lots.
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Surrounding Land Uses

Northerly:  Southdale Parking Lot; zoned PCD-3, Planned Commercial
District and guided CAC, Community Activity Center

Easterly: Key Cadillac; zoned PCD-3, Planned Commercial District and
guided CAC, Community Activity Center

Southerly:  The Westin; Zoned PCD-3, Planned Commercial District and
guided CAC, Community Activity Center

Westerly:  Southdale Shopping Center; zoned PCD-3, Planned
Commercial District and guided CAC, Community Activity
Center

Existing Site Features

The subject property is 5.1 acres in size, is relatively flat and contains surface
parking. The overall size of the Southdale Parcel is 80.5 acres. (See pages A1-
A4.)

Planning

Guide Plan designation:  CAC, Community Activity Center (See page A5-A7.)
Zoning: PCD-3, Planned Commercial District—3. (See page
A2)

Building Material

The proposed building would be made of prefinished metal and aluminum siding,
painted cement siding and composite wood panel siding. These uses are
consistent with allowed building materials in the PCD-3 district. (See materials on
page A23.) The applicant will have a materials board at the Planning
Commission and City Council meeting.

Comprehensive Guide Plan

The site is guided in the Comprehensive Plan for “CAC, Community Activity
Center.” (See pages A5—-A7.) The Comprehensive Plan describes this area as
“The most intense district in terms uses, height and coverage.” “Primary uses
include: retail, office, lodging, entertainment and residential uses, combined or in
separate buildings.” “Mixed use should be encouraged, and may be required on
larger sites.” (See page A7.) Therefore, the proposed use would be consistent
with the existing Comprehensive Plan designation. This would be the first
residential component on the 80 acre Southdale site.

The Comprehensive Plan requires a maximum height of four (12) stories and 144
feet tall, and a podium height of 3-5 stories. (See page A6.)



Additionally, the proposal 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 linier 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.

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.*

Support and enhance commercial areas that serve the
neighborhoods, the city, and the larger region.

Increase mixed use development where supported by adequate
infrastructure to minimize traffic congestion, support transit, and
diversify the tax base.

Increase pedestrian and bicycling opportunities and connections
between neighborhoods, and with other communities, to improve
transportation infrastructure and reduce dependence on the car.

Create walkable streets that foster an active public life; streets that
are energized by their proximity to a vibrant mix of activity-
generating uses.



l. Within larger redevelopment sites, promote a fine-grained and
interconnected network of local streets and paths, encouraging
pedestrian circulation and providing a choice of access points.*

m. Within corridors served by existing or planned transit, orient
buildings toward sidewalks and paths that lead to mixed use
destinations and transit stops.

As discussed below, items g and | above could be improved by adding an
additional and more direct pedestrian connection to Southdale Mall.

Podium Height

The suggested development guidelines within the CAC state that “Buildings
should be placed in appropriate proximity to streets to create pedestrian scale.
Buildings “step down” at boundaries with lower-density districts and upper stories
“step back” from the street.” This was also suggested to the applicant by the
Planning Commission and City Council during the Sketch Plan review. “Podium
Height” was encouraged from the street.

The applicant has attempted to address this issue, as they are proposing two
small one-story bump outs on the first floor along York Avenue. (See page A22
and A28.) However, the Comprehensive Plan suggests 3-5 story podium height.
(See page AG6.)

The proposed plan is more like a reverse podium, with the 3-4-story building on
the interior of the lot, with the tall buildings on the street. The applicant is
however, proposing a very nice pedestrian walkway along York and 69", (See
pages A58-A59.)

Site Access

The primary access to the site would remain off of 69" Street West and from the
frontage road within Southdale. The access to 69" would be a right in and right
out only. (See page A38.) Access to the underground parking garage for the
apartments would be from the north and west end of the buildings. A main
pedestrian access would be created at the 69™ and York intersection with a
pedestrian walkway that leads into a shared entrance court. (See pages A38 and
A22.)

Pedestrian Connections

The applicant is proposing a very nice series of pedestrian connections around
the building on York and 69". (See pages A58—-A59.) However, a direct
connection from the apartments to a Southdale entrance has not been provided.
A resident of the apartments would have to walk to the new 69" Street sidewalk,



which would connect into the pedestrian connection from The Galleria which
leads to the south end of the restaurants (Cheesecake Factory), and not a main
entrance to the mall. (See page AG0—-A62.)

Section 850.07. Subd. 24. states: “In order to promote and provide safe and
effective sidewalks and trails in the City and encourage the use of bicycles for
recreation and transportation, the following improvements are required, as a
condition of approval, on developments requiring the approval of a Final
Development Plan or the issuance of a conditional use permit pursuant to
Subsection 850.04. The expense of such improvements shall be borne by the
applicant.

A. ltis the policy of the City to require the construction of sidewalks and trails
wherever feasible so as to encourage pedestrian and bicycle connectivity
throughout the City. Therefore, developments shall provide sidewalks and
trails which adjoin the applicant’s property i) in locations shown on the City’s
sidewalk and trail plan and ii) in other locations where the Council finds that
the provision of such sidewalks and trails enhance public access to mass
transit facilities or connections to other existing or planned sidewalks, trails
or public facilities.

B. Developments shall provide sidewalks between building entrances and
sidewalks or trails which exist or which will be constructed pursuant to this
Subd.

C. Developments shall provide direct sidewalk and trail connections with
adjoining properties where appropriate.

D. Developments must provide direct sidewalk and trail connections to transit
stations or transit stops adjoining the property.

E. Design standards for sidewalks and trails shall be prescribed by the
Engineer.

F. Non-residential developments having an off-street automobile parking
requirement of 20 or more spaces must provide off-street bicycle parking
spaces where bicycles may be parked and secured from theft by their
owners. The minimum number of bicycle parking spaces required shall be
five percent of the automobile parking space requirement. The design and
placement of bicycle parking spaces and bicycle racks used to secure
bicycles shall be subject to the approval of the engineer. Whenever possible,
bicycle parking spaces shall be located within 50 feet of a public entrance to
a principal building.

Based on the above Zoning Ordinance requirement, a direct connection from the
apartments to a Southdale entrance should be required as a condition of



approval. The pictures on pages A63—A66 demonstrate an example of a possible
pedestrian connection that could be made to the new entrance to the mall. Both
the Planning Commission and City Council emphasized the importance of
pedestrian connections during the Sketch Plan review for this project. While the
proposed sidewalks are great, this additional connection should also be made.
Staff would recommend a direct connection be required as a condition of
approval of the project.

This additional connection would meet the following Principle of the
Comprehensive Plan:

“Within larger redevelopment sites, promote a fine-grained and
interconnected network of local streets and paths, encouraging pedestrian
circulation and providing a choice of access points.”

The city engineer has also reviewed the pedestrian connections plans, and has
offered additional comments and conditions in his review memo dated
September 7, 2012. (See page A155-A157.)

Transit

As shown on page A158-A163, the apartments would be located south of the
future Southdale Transit Center, which as indicated in the applicant narrative,
there are seven different routes (3 express) that connect bus users to downtown
Minneapolis, the U of M, Normandale, the Mall of America, Bloomington,
Minneapolis, Richfield, and Eden Prairie.

Traffic & Parking

WSB & Associates conducted a parking and traffic study. (See pages A67—
A149.) The Study concludes that the proposed development could be supported
by the existing roads subject to conditions. The level of service on adjacent
roadways and intersections would remain the same. (See pages A79-A80 of the
Study.) The Study does however recommend the construction of an eastbound
left turn lane at 69" Street and the Southdale West access. (See page A80.) This
should be made a condition of approval.

The Study further concludes that Southdale would have adequate parking,
despite the parking stalls being removed to provide for the development. (See
page A78-A80.) Based on the square footage of the retailer at the Southdale
site, the number of seats in the existing restaurants and theater, as Southdale,
6,747 spaces are required for parking. The applicant is proposing 6,442 spaces
as a result of the proposed development. Therefore, a variance of 305 stalls is
requested. Based on information from the (ITE) Institute of Traffic Engineers Trip
Generation Manual, the WSB traffic study concludes that 5,952 parking spaces



are adequate to support Southdale. Therefore, there would be an excess of 490
stalls at Southdale.

Previously a 759 stall variance was granted to Southdale in 2001, when the
restaurants were added on to Southdale. (See pages A150-A153.) The parking
stall shortage at Southdale has not been a problem over the past 10+ years. The
existing parking stalls have suited Southdale well over the years. If the shortage
of parking were ever to be a problem at Southdale, a structured parking ramp
could always be added.

Landscaping

Based on the perimeter of the site, 54 overstory trees and a full complement of
understory trees and shrubs are required. The landscape plan shows 135
existing and proposed overstory trees around the perimeter of the site & 400+
understory trees and shrubs. (See landscape plan on pages A40-A42.)

Grading & Utilities

The city engineer has reviewed the plans and found them generally acceptable
and offered comments in the attached memo. (See pages A155-A157.) The
engineer's comments and recommendations within the memo shall be made a
condition of approval.

Conditional Use Permit

Per Section 850.04 Subd. 5.E, the City Council shall not grant a Conditional
Use Permit unless it finds that the establishment, maintenance and operation
of the use:

1. Does not have an undue adverse impact on governmental facilities,
utilities, services or existing or proposed improvements;

The existing utilities are adequate to serve the proposed use. A traffic study
was done by WSB, which concludes that the existing roadways can support
the proposed development. As a condition of approval of the project the
applicant will be required to construct an eastbound left turn lane at 69"
Street and the Southdale West access. (See pages A79-A80 of the traffic
study.)

2. Will generate traffic within the capacity of the streets serving the
property;

WSB conducted a traffic study to determine the impact of the proposed
development on the existing roadways. As demonstrated on page A79 of the



study, the level of service on the adjacent roadways and intersections would
remain the same.

3. Does not have an undue adverse impact on the public health, safety
or welfare;

This site is located in the CAC, Community Activity Center, which is described
in the Comprehensive Plan as “the most intense district in terms of uses,
height and coverage. Primary uses include, retail, office, lodging,
entertainment and residential uses, combined or in separate buildings.” In
terms of the size of the Southdale site, it is underdeveloped. The allowed floor
area ratio (FAR) on the Southdale site is 1.0 of the tract. With the proposed
development, the FAR would be just .43.

4. Will not impede the normal and orderly development and
improvement of other property in the vicinity;

The development fits in very well on the site. It would be located within an
under-utilized parking lot for Southdale. The park and riders that currently use
this area would be relocated to the new bus transit area in the northeast
corner of the Southdale site. (See transit station “draft” plans on pages A158—
A163.) The size of the proposed buildings would fit in well with the 18-story
Westin hotel and condominiums to the south, York Place Apartments to the
east, and Southdale to the west. (See page A31.)

5. Conforms to the applicable restrictions and special conditions of the
district in which it is located as imposed by this Section; and

With the exception of the variances that are requested, the plans meet all city
code provisions and are consistent with the Comprehensive Plan. As
mentioned above, as a conditionally permitted use within the PCD-3 District,
which is primarily a commercial retail zoning district; a residential use should
be integrated into the development where it is located.

As proposed, the applicant is proposing to add pedestrian walkways around
the perimeter of the building, and along 69" Street. (See pages A58-A59.)
The connection on 69" Street is the proposed pedestrian connection for
residents to Southdale. This connection from 69" leads to the Cheesecake
Factory, and the south side of the restaurants. (See page A60.) If a resident
wanted to go to Southdale they would have to pass in front of all the
restaurants in that area before reaching a door to Southdale. While this is a
nice connection to the area, especially for residents of the Westin or the
apartments at 69" and York, an additional and more direct connection should
be made for these residents. The pictures on pages A63—A66 demonstrate an
example of a pedestrian connection that could be made to the new entrance
to the mall. Both the Planning Commission and City Council emphasized the



importance of pedestrian connections during the Sketch Plan review for this
project. Staff would recommend this or some type of direct connection be
made a condition of approval of the project. The city engineer has offered
additional comments and conditions in regard to pedestrian connections on
pages A155-A157.

6. Is consistent with the Comprehensive Plan.

As mentioned previously, the proposed use and density of the proposal is
consistent with the Comprehensive Plan. The Comprehensive Plan describes
this area as “The most intense district in term, lodging, entertainment and
residential uses, combined or in separate buildings. Mixed use should be
encouraged, and may be required on larger sites.” The floor area ratio for the
Southdale tract is just .43, when 1.0 is allowed by Ordinance.

Variance — Building Setback

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 building could be
located on the site to meet the required setback. However, the City Code
Section 850.16. Subd. 12. C. states that the City Council will consider
exceptions to the setback requirements if the use creates an active
pedestrian and streetscape environment. The applicant is proposing a
sidewalk along York Avenue that would provide an active pedestrian and
streetscape environment. (See pages A58-A59.) The City’s code
requirement for buildings to be set back an equal distance to the height
creates difficulty in developing the site. The setback requirement
encourages parking lots to be built in front of buildings, and does not
encourage an active pedestrian and streetscape environment. The City



Code requirement for height and some of the goals for development in the
Comprehensive Plan are in conflict.

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 Southdale site is unique in the PCD-3 zoning district. There are
no other 80 acre sites held in common ownership and zoned the same
within the City. The City encourages buildings to be brought up to the
street, rather than having large parking lots in front of the building from the
adjacent streets.

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

No. The proposed building is not as tall as The Westin, located to the
south. The proposed setback is also generally similar to the Westin and
the CVS Pharmacy that was also brought up to the street. The building
would add to 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. The
parking study done by WSB Associates concludes that the City Code
required parking is not necessary for the Southdale site. Based on the
study, 5,952 stalls are adequate for the site. The proposed development
would provide 6,442 spaces.
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A variance was granted to Southdale for a shortage of 759 stalls; over the
past 10+ years, Southdale has operated very well without the code
required parking. The City of Edina does not want to require unnecessary
paving for parking stalls that are not needed. The City would rather have
additional green space and building if applicable. This proposed project
would add both.

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 Southdale site is unique in the PCD-3 zoning district. It is the
only regional shopping mall in Edina. There are no other 80 acre sites held
in common ownership and zoned the same within the City. Again, the City
would rather see green space and development rather than large parking
lots that 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 structured parking ramp. Based on the parking study done by
WSB, this parking would not be needed

Subdivision

The applicant is proposing to re-plat the entire Southdale property to create
a parcel on which the proposed development would be located. There are
currently nine lots on the site. With the proposed re-plat, there would also
be nine lots. Because there are no new lots being created, no park
dedication can be required by the City of Edina. To accomplish the re-plat,
existing Parcel 4 would get combined with Parcel 3, and Tract B would be
created from parts of Parcel 3 and Parcel 5. (See pages A35-A36.)
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Compliance Table

City Standard (PCD-3) Proposed
Building Setbacks 10-
story building
Front — York 115 feet 63 feet*
Front — West 69" Street 115 feet 140 feet
Side — West 115 feet 150+ feet
Side — North 115 feet 200+ feet
Building Setbacks 6-
story building
Front — York 65 feet 127 feet
Front — West 69" Street 65 feet 86 feet
Side — East 65 feet 165 feet
Side — North 65 feet 200+ feet
Building Height Twelve Stories or 144 feet Ten Stories &
whichever is less 115 feet
Building Coverage 30% 26%
Maximum Floor Area 1.0 of the tract 43 of the tract
Ratio (FAR) Tract size = 80.4 acres or Gross s.f. =
3,499,610 s.f. 1,522,275 s.f.
Density 12+ units per acre 45 units per
acre
Parking Stalls (Site) 232 enclosed — Based on 232 287 enclosed
units & 55 surface
Parking Stalls 6,747 spaces (based on 6,442 spaces*
(Southdale) 1,194,731 square feet of
retail, 1,957 seats of
restaurant, 3,447 seats of
theater and 232 units of
apartments
Parking Stall Size 8.5 x 18 8.5x18
Drive Aisle Width 24 feet 24 feet

* Requires Variance

PRIMARY ISSUES/STAFF RECOMMENDATION
Primary Issues
e Is the proposed development reasonable for this site?

Yes. Staff believes the proposal is reasonable for the following reasons:
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1. The proposed use is a conditionally permitted use in the PCD-3 Zoning
District; and as demonstrated previously in this report, as long as the
proposed development is well connected to Southdale with pedestrian
connections, the proposal meets the conditions of approval outlined in
the City Zoning Ordinance for this conditionally permitted use.

2. The proposal is consistent with the Edina Comprehensive Plan.

3. The Southdale site is under-developed in terms of the allowed (FAR)
floor area ratio allowed on the site. The allowed FAR is 1.0, including
residential uses. The existing and proposed uses only total a .43 FAR.

4. The proposed buildings would fit the character of the area. The variety
of height and building sizes blend in well with the 18-story Westin to
the south, the 4-story York Place Apartment and Southdale. (See
building renderings on pages A22—A33.) The six-story building is
roughly the same height as Southdale. (See page A31.)

5. The parking and traffic study done by WSB and Associates concludes
that there would be more than adequate parking for the entire
Southdale site, and the subject to conditions, the existing roadways
and intersections would support the new development.

6. With the proposed and recommended pedestrian connections, the
development would be integrated into the Southdale development.

e Are the proposed variances justified?

Yes. As demonstrated above, staff believes the proposed variances are
justified. Findings for the building setback variance are recommended as
follows:

1. The proposal meets the variance criteria.

2. The City encourages buildings to be brought up to the street, rather than
having large parking lots in front of the building from the adjacent streets.
Section 850.16. Subd. 12. C. of the Zoning Ordinance states that the City
Council will consider exceptions to the setback requirements if the use
creates an active pedestrian and streetscape environment. The applicant
is proposing a sidewalk along York Avenue and would provide an active
pedestrian and streetscape environment. (See pages A58-A59.)

3. The City’s code requirement for buildings to be setback an equal distance
to the height creates difficulty in developing the site. The setback
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requirement encourages parking lots to be built in front of buildings, and
does not encourage an active pedestrian environment.

. The Southdale site is unique in the PCD-3 zoning district. There are no

other 80 acre sites held in common ownership and zoned the same within
the City.

. The proposed building fits the character of the neighborhood, which

includes a variety of building types and height.

. The proposed setback is generally similar to the Westin, and CVS

pharmacy which were also brought up closer to the street than allowed by
City Code.

Findings for the parking stall setback variance are recommended as follows:

1.

2.

The proposal meets the Variance criteria.

The parking study done by WSB Associates concludes that the City Code
required parking is not necessary for the Southdale site. Based on the
study, 5,952 stalls are adequate for the site. The proposed development
would provide 6,442 spaces.

A variance was granted to Southdale for a shortage of 759 stalls; over the
past 10+ years, Southdale has operated very well without the code
required parking.

4. The City of Edina does not wish to require unnecessary paving for parking

stalls that are not needed. The City would rather have additional green
space and building if applicable. This proposed project would add both.

The Southdale site is unique in the PCD-3 zoning district. It is the only
regional shopping mall in Edina. There are no other 80 acre sites held in
common ownership and zoned the same within the City.

The alternative to the variance would be to require the applicant to
construct a structured parking ramp.
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Staff Recommendation

Site Plan with Front Yard Setback Variance from 115 feet to 63 feet and
Parking Stall Variance from 6,747 spaces to 6,442 spaces.

Recommend that the City Council approve the Site Plan with Front Yard Setback
Variance from 115 feet to 63 feet and Parking Stall Variance from 6,747 spaces
to 6,442 spaces.

Approval is subject to the following findings:

1.

With the exception of the proposed variances, the proposal meets all
minimum City Code requirements.

The proposal is consistent with the Edina Comprehensive Plan. The
proposed project would meet the following goals and policies of the
Comprehensive Plan:

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 linier 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.

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.

Support and enhance commercial areas that serve the
neighborhoods, the city, and the larger region.
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I Increase mixed use development where supported by adequate
infrastructure to minimize traffic congestion, support transit, and
diversify the tax base.

e Increase pedestrian and bicycling opportunities and connections
between neighborhoods, and with other communities, to improve
transportation infrastructure and reduce dependence on the car.

k. Create walkable streets that foster an active public life; streets that
are energized by their proximity to a vibrant mix of activity-
generating uses.

Within larger redevelopment sites, promote a fine-grained and
interconnected network of local streets and paths, encouraging
pedestrian circulation and providing a choice of access points.

m. Within corridors served by existing or planned transit, orient
buildings toward sidewalks and paths that lead to mixed use
destinations and transit stops.

The Southdale site is under developed in terms of the allowed (FAR) floor
area ratio allowed on the site. The allowed FAR is 1.0. The existing and
proposed uses only total .43.

The proposed buildings would fit the character of the area. The variety of
height and building sizes blend in well in the area.

The traffic study done by WSB and Associates concludes that subject to
conditions, the existing roadways and intersections would support the new
development.

The proposal meets the variance criteria.

The City encourages buildings to be brought up to the street, rather than
having large parking lots in front of the building from the adjacent streets.
Section 850.16. Subd. 12. C. of the Zoning Ordinance states that the City
Council will consider exceptions to the setback requirements if the use
creates an active pedestrian and streetscape environment.

The applicant is proposing a sidewalk along York Avenue and would
provide an active pedestrian and streetscape environment.

The City’s code requirement for buildings to be setback an equal distance

to the height creates difficulty in developing the site. The setback
requirement encourages parking lots to be built in front of buildings, and
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10.

11,

12.

13.

does not encourage an active pedestrian environment suggested in the
Comprehensive Plan.

The Southdale site is unique in the PCD-3 zoning district. There are no
other 80 acre sites held in common ownership and zoned the same within
the City.

The proposed setback is similar to the Westin and CVS pharmacy, which
were also brought up closer to the street than allowed by City Code.

The parking study done by WSB Associates concludes that the City Code
required parking is not necessary for the Southdale site. Based on the
study, 5,952 stalls are adequate for the site. The proposed development
would provide 6,442 spaces.

A variance was granted to Southdale for a shortage of 759 stalls; over the
past 10+ years, Southdale has operated very well without the code
required parking.

Approval 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 August 17, 2012.

Grading plan date stamped August 17, 2012.

Utility plan date stamped August 17, 2012.

Landscaping plan date stamped August 17, 2012.

Building elevations date stamped August 17, 2012

Pedestrian connections plan date stamped August 24, 2012
Building materials board as presented at the Planning Commission
and City Council meeting.

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.

Prior to issuance of a building permit, a final pedestrian connection plan
must be submitted to provide an additional direct pedestrian connection
from the apartments to a main Southdale entrance. The final connection
plan shall be subject approval of city staff.
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The property owner is responsible for replacing any required landscaping
that dies.

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.

Compliance with the conditions required by the city engineer in his memo
dated September 7, 2012.

Compliance with the conditions required by the fire marshal in his memo
dated August 30, 2012.

The construction of an eastbound left turn lane at 69" Street and the
Southdale West access

Conditional Use Permit to allow the residential use.

Recommend that the City Council approve the Conditional Use Permit to allow a
residential use on this Southdale site.

Approval is subject to the following findings:

1.

2

The proposal is consistent with the Edina Comprehensive Plan.
The proposal meets the Conditional Use Permit Criteria.

With the exception of the proposed variances, the proposal meets all
minimum City Code requirements.

The Southdale site is under developed in terms of the allowed (FAR) floor
area ratio allowed on the site. The allowed FAR is 1.0. The existing and
proposed uses only total .43.

The proposed buildings would fit the character of the area. The variety of
height and building sizes blend in well in the area.

The traffic study done by WSB and Associates concludes that subject to
conditions, the existing roadways and intersections would support the new
development.

Approval is subject to the following conditions:
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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 August 17, 2012.

Grading plan date stamped August 17, 2012.

Utility plan date stamped August 17, 2012.

Landscaping plan date stamped August 17, 2012.

Building elevations date stamped August 17, 2012
Pedestrian connections plan date stamped August 24, 2012
Building materials board as presented at the Planning
Commission and City Council meeting.

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.

Prior to issuance of a building permit, a final pedestrian connection plan
must be submitted to provide a direct pedestrian connection from the
apartments to a main Southdale entrance. The final connection plan shall
be subject approval of city staff.

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

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.

Compliance with the conditions required by the city engineer in his memo
dated September 7, 2012.

Compliance with the conditions required by the fire marshal in his memo
dated August 30, 2012.

The construction of an eastbound left turn lane at 69" Street and the
Southdale West access
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Re-Plat of the Southdale Site.

Recommend that the City Council approve the proposed re-plat.

Deadline for a city decision: December 18, 2012
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C.for living, learning, raising families & doing business

2008 Comprehensive Pl@

Nonresidential and Description, Land Uses Development Density
Mixed Use Guidelines Guidelines
Categories

MXC Established or emerging mixed Maintain existing, or

Mixed-Use Center
Current examples:
e 50" and France
e Grandview

use districts serving areas larger
than one neighborhood (and
beyond city boundaries).

Primary uses: Retail, office,
service, multifamily residential,
institutional uses, parks and
open space.

Vertical mixed use should be
encouraged, and may be
required on larger sites.

create new,
pedestrian and
streetscape
amenities; encourage
or require structured
parking. Buildings
“step down” in height
from intersections.

4 stories at 50" &
France; 3-6 stories at
Grandview

Floor to Area
Ratio-Per
current
Zoning Code:
maximum of
1.5

1-2
units/acre

CAC

Community Activity
Center

Example: Greater
Southdale area (not
including large multi-
family residential
neighborhoods such
as Centennial Lakes)

The most intense district in
terms of uses, height and
coverage.

Primary uses: Retail, office,
lodging, entertainment and
residential uses, combined or in
separate buildings.

Secondary uses: Institutional,
recreational uses.

Mixed use should be encouraged,

and may be required on larger
sites.

k

Form-based design
standards for building
placement, massing
and street-level
treatment.

Buildings should be
placed in appropriate
proximity to streets to
create pedestrian
scale. Buildings “step
down” at boundaries
with lower-density
districts and upper
stories “step back”
from street.

More stringent design
standards for
buildings > 5 stories.

Emphasize pedestrian
circulation; re-
introduce finer-
grained circulation
patterns where
feasible.

Floor to Area
Ratio-Per
current
Zoning Code:
maximum of
0.5 to 1.0*
2-3
units/acre

I
Industrial

Applies to existing predominantly
industrial areas within the City.
Primary uses: industrial,
manufacturing. Secondary uses:
limited retail and service uses.

Performance
standards to ensure
compatibility with
adjacent uses;
screening of outdoor
activities.

Floor to Area
Ratio: Per
Zoning Code:
0.5*%

Edina Comp Plan Update 2008
Chapter 4: Land Use and Community Design
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MEMORANDUM

PROJECT: Southdale Residential Development
TO: Cary Teague, City of Edina

FROM: David Motzenbecker, BKV Group
CLIENT / FIRM NAME: Stuart Co. COMM. NO.: 1884.01
DATE: 08.17.12

RE: Project Narrative for Land Use Application Package (Site Plan Review,
Variances) - Edina CPC Hearing 9.12.12 and Council Hearing 10.2.12.

SITE PLAN APPLICATION - INTRODUCTION

The Southdale Residential Development is anticipated to be a 232-unit Luxury
Rental Apartments and Townhome development on the parcel of land located at
the northwest corner of the intersection of W. 69t Street and York Avenue South.
The parcels total 223,838 square feet (5.1 acres) in size and are zoned PCD-3.
The current zoning allows 12 stories/144’. We are proposing three buildings —
one 3 & 4 story building for townhomes and flats, one at 6 stories/65' and one at
10 stories/115". We envision 378 parking spaces for the 232 units, inclusive of
both resident and guest parking. The development proposes 45 units per acre — a
number highlighted by both the Planning Commission and the Southdale Land
Use Plan as acceptable — and a Floor Area Ration (FAR) of 1.14.

The development is envisioned to meet the demands of young professionals and
empty-nesters alike. The City of Edina deserves the alternative of a sumptuous
and convenient housing community located in such a key, vibrant district of the
city. It offers an option for those who want to stay in Edina, downsize their homes,
and be closer to shops, restaurants and activity. This site is ‘ground zero’ for
higher density, more animated and pedestrian-focused residential developments
to complement the ongoing improvements that both the city and Southdale Center
are implementing. This is where people want to be, and we aim to fulfill this need
with a development of exceptional quality and desirability.

By adding an enhanced pedestrian realm with connections to both Southdale
itself; as well as tying into existing connections south to the Galleria, Target, and
Centennial Lakes, this development is acting as a catalyst for turning the focus
away from the current auto-centric environment. The proposed development
wants to jumpstart a stronger, better-connected, and more walkable pedestrian
realm for this area of the city.
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Enhanced green space on site offers a respite from the surrounding impervious
parking lots and creates places to help sustainably infiltrate stormwater.
Extensive tree plantings will help clean the air and replenish oxygen.

Planned high quality unit finishes including large open floor plans, oversized
windows, granite countertops and 9' ceilings. Additional project amenities include
green courtyard with outdoor pool, community room, and a cyber café.

SITE PLAN APPLICATION - CONSISTENCY WITH COMP PLAN
We believe this development is a good fit with the 2008 Edina Comprehensive
Plan Update and many of its guidelines.

As the plan states, “redevelopment projects should dynamically respond to the
rigors of the marketplace, provide excellence in design and offer clear community
benefits.” We feel that adding a development of this density at this location is
incredibly responsive to the current market and will bring public value to the City.
The comprehensive plan projects that the acreage of high-density residential will
increase from 229 acres in 2010 to 237 acres in 2015. This development will
provide approximately 64% of that growth projection with an addition of 5.1 acres.
Public value for the City comes from adding 232 units of housing in a vibrant and
desirable location that cater to empty-nesters looking to downsize, transit-oriented
young people, and families; the improvement of the under-utilized impervious
parking lots with an extensive amount of green spaces, pedestrian connections
and amenities.

Another question the plan asks is: How can the land use plan foster transportation
options for residents and workers who desire an alternative to the private
automobile?

By zoning this area for the height and mass associated with high-density
development, the city is creating positive opportunities for transit-oriented
developments, such as this, to be put in place. With its location near Hwys. 62,
100 and Interstate 494, the development allows easy vehicular access for those
who have cars. However, the site also sits amongst excellent transit options —
currently a bus stop exists on the corner of the property, paired with the Park &
Ride use of this lot. With the lot moving nearer the JC Penney's, so too will the
bus stop, however, the Southdale Transit Center is close to the site and services
7 different routes (3 express) connecting users to DT Mpls, the U of MN,
Bloomington, Richfield, Normandale, MOA, and Eden Prairie.

Walkability is also essential to enlivening this location — which is situated near the
center of multiple % mile pedestrian catchment areas — as outlined on page 20 in
the Greater Southdale Plan. However, pedestrian improvements are necessary.
One of the key elements of our site plan is how we are connecting the
development to the greater Southdale area. We are planning to add public
sidewalks to the York and 69t right-of-ways adjacent to the site. This will help
connect our development to existing crosswalks and sidewalks, and to the shops,
restaurants and amenities of the area.
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The comp plan points out the needs of Edina’s aging population — how can we
offer seniors recreational opportunities and a flexible transportation network?
Both of these options are met with the proposed development. By siting the
development at York and 69, residents have their choice of numerous
restaurants, retalil, lifestyle shopping, groceries, movie theaters, and more that are
all within a 10-15 minute walk from home. As cited above — the Southdale Transit
Center, and frequent bus service along York allows for a flexible, less auto-
dependent transportation network.

Edina’s scarcity of land drives the need to re-use viable, underused parcels in
vibrant areas. By redeveloping this particular corner, we are bringing people, tax-
base, spending power, green space and vitality to a location that is now an
underused parking lot. We hope you would agree that the proposed development
is a higher and better use for such precious land resources, bringing more value
to the city in its proposed form.

By adding pedestrian connections, proposing reconfigured intersections, and
adding extensive landscaping and greenspace; we are hoping to create highly
improved pedestrian realm that is safer and provides better access to the
immediate surroundings.

We feel confident that the development, as proposed, meets the following goals of
the Future Land Use Plan & Community Design Guidelines (p.21):

1. Protect and preserve the essential character of existing residential
neighborhoods. By redeveloping in an area zoned for high-density, we
are keeping our development in context with its surroundings and
protecting the essential character of surrounding lower-density, single-
family neighborhoods.

2. Facilitate the development of new housing and recreation facilities that
accommodate the special needs of aging City residents. By siting the
development at York and 69t, residents have their choice of numerous
restaurants, retail, lifestyle shopping, groceries, movie theaters, and more
that are all within a 10-15 minute walk from home. As cited above - the
Southdale Transit Center, and frequent bus service along York allows for
a flexible, less auto-dependent transportation network.

3. Encourage infill/redevelopment opportunities that optimize the use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character. See statements for #1 and #2 above.

4. Support and enhance commercial areas that serve the neighborhoods,

the city, and the larger region. By siting this development adjacent to
Southdale, the Galleria, and other surrounding commercial areas — we

A0



anticipate that the residents will, in turn, support the local businesses
present nearby.

Increase pedestrian and bicycling opportunities and connections befween
neighborhoods, and with other communities, to improve transportation
infrastructure and reduce dependence on the car. This development has
proposed the addition of extensive publicly-accessible sidewalk adjacent
to the development on both York and 69t, where there currently is none.
We are also proposing an extension of the sidewalk west along 69t to
connect to the existing crosswalk to the Galleria and beyond. This same
connection also brings users to one of the Southdale Mall entries.

Ensure that public realm corridor design is contextual, respectful of
adjacent neighborhood character, supportive of adjacent commercial
and/or mixed use development, promotes community identity and
orientation, and creates the highest quality experience for pedestrians,
cyclists, and transit users. The proposed development's high-quality
design and materials will become an icon for the City, helping to promote
community identity and in turn creating an excellent pedestrian
environment.

Incorporate principles of sustainability and energy conservation into all
aspects of design, construction, renovation and long-term operation of
new and existing development. Sustainable principles are essential to the
quality of the proposed development. There will be extensive stormwater
infiltration opportunities via rain gardens and the possibility of pervious
asphalt drive lanes; we are exploring the possibility of a “Living Machine”
to treat wastewater on-site; we are adding extensive large-scale trees and
plantings to help with heating/cooling, evapotranspiration, and the calming
effect that green space can have on the human psyche. Building
materials will strive for sustainable principles and provenance wherever
possible.

Continuing on in the comprehensive plan to the section focused on Citywide
Movement Patterns and Public Spaces (p.36), we feel that the development, as
proposed, meets the following principles:

1.

Design public open and green linkages that bring both amenity and
positive image to neighborhoods, corridors, and business precincts. This
development has proposed the addition of extensive publicly-accessible
sidewalk adjacent to the development on both York and 69, where there
currently is none. We are also proposing an extension of the sidewalk
west along 69t to connect to the existing crosswalk to the Galleria and
beyond. This same connection also brings users to one of the Southdale
Mall entries. These additions will be extensively planted, creating green
corridors adjacent to impervious streets.
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Create walkable streets that foster an active public life; streets are
energized by their proximity to a vibrant mix of activity-generating uses.
By adding pedestrian connections and greening them, residents have the
ability to now walk, unhindered and safely, to their choice of numerous
restaurants, retalil, lifestyle shopping, groceries, movie theaters, and
more. This addition of activity and eyes on the street adds to the energy
and vibrancy of the Southdale locale.

Protect and improve the urban forest, including street trees and related
landscaping, in order to provide shade and shelter for pedestrians and
screening for parking and service uses. The intent is to protect/re-use as
many of the existing mature trees on-site as is possible. In addition, we
propose to add a large number of planted berms, new trees and plantings
that will offer pedestrians a safe and calming environment, as well as
screening vehicular uses. The development is also reducing impervious
surface on site.

Create and promote environments that make it safe and convenient for
people to integrate physical activity into their daily routines. By offering
recreational opportunities internal to the development, such as a fitness
room and swimming pool; as well as the addition of pedestrian
connections to the surrounding city and its amenities, this development
brings the safety and convenience of physical activity to the forefront.

Recognize and integrate Edina’s historic landscape features, such as its
stone walls and gateways, into the design and redesign of streets, paths,
and pedestrian ways. The development has taken some cues from
Edina's stone walls and is showcasing that material in portions of the
building and on-site.

Within larger redevelopment sites, promote a fine-grained and
interconnected network of local streets and paths, encouraging pedestrian
circulation and providing a choice of access points. By adding pedestrian
connections and greening them, residents have the ability to now walk,
unhindered and safely, to their choice of numerous restaurants, retail,
lifestyle shopping, groceries, movie theaters, and more.

Within corridors served by existing or planned transit, orient buildings
toward sidewalks and paths that lead to mixed use destinations and
transit stops. The added pedestrian connections provided by this
development offer safe, pleasant, and easy opportunities for residents to
access nearby transit stops and mixed-use destinations.

Encourage design of building entrances that open up and link directly to
sidewalks and pedestrian and bike paths. The proposed development
presents a strong central entry court at the corner of York and 69* that
opens directly to the surrounding sidewalk network.
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9. Open spaces within new development should be attractive, interesting,
comfortable, and functional for pedestrians. The proposed development
will offer both an internal and external open space environment that acts
as an attractive, interesting, comfortable, and functional respite for its
users.

Additionally, the plan section focused on Buildings, Site Design + Interconnecting
Spaces (p.41), we feel that the development, as proposed, meets all five of the
principles outlined:

1. Design buildings to provide human scale, interest and variety that will
encourage and support a pedestrian-scaled streetscape, as expressed
through building massing, fagade articulation, materials and details. The
way the building meets the ground, its materiality provide interest and
variety. The building design provides a one-level podium level that
projects beyond the main building fagade. The podium fagade is
differentiated from the upper building through the use of storefront
windows and materials. The landscaping mediates the building scale
with the pedestrian realm in a thoughtful and unique manner.

2. Recognize that diverse architectural styles can be employed to achieve
City-building goals. The proposed development uses a modern
architectural style, highlighting traditional building materials of wood,
stone, and metal that reflect and complement its surrounding context,
while contributing to the Edina's city building goals.

3. Locate and orient buildings to fit with their existing and/or planned context
by framing and complementing adjacent streets, parks and open spaces.
The proposed development is located to fit into the existing context of
the surrounding Southdale area, orienting the 10-story and 6-story
buildings parallel with existing adjacent streets and arcing the
townhomes to present a pedestrian-scale fagade towards the Southdale
parking lot.

4. Locate and orient vehicle parking, vehicular access, service areas and
utilities to minimize their visual impact on the property and on
adjacent/surrounding properties, without compromising the safety and
attractiveness of adjacent streets, parks and open spaces. All surface
parking lots and loading for the proposed development are screening
with planted earthen berms and/or dense plantings that make up the
adjacent streetscape. The site also utilizes the existing curb cut along
69t Street as an access drive that winds around the site, incorporating a
second access point at the north end of the site to distribute traffic
equally and provide additional access for fire and emergency vehicles.
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5. Regulate scale, massing, and height to provide complementary transitions
to adjacent sites and nearby neighborhoods and areas. Scale and
massing work in a complementary manner with the Westin to the south
and the mass and scale of Southdale to the north and west. Paired with
the Westin, the proposed development provides a gateway to 69t and
Southdale. The use of 10-story, 6-story, and 3- and 4-story massing
allows the development to dramatically bridge the scale of the pedestrian
realm up to the taller height of the Westin and the varying project heights
directly adjacent to this property.

And finally, in the High Density Residential Design (p.45) section focused on a
“pedestrian-friendly environment’, we feel that the development, as proposed,
addresses the following guidelines:

1. Provide visual screening and privacy to buffer cars from people, provide
visual relief and allow stormwater infiltration in parking lots. Permeable
hardscape, where appropriate, is preferred over blacktop or traditional
paving. Vertical "living walls" (rellis, vine-covered fences) are preferable
to materials that absorb and reflect heat.

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

3. Landscaping is essential to screen parking areas, buffer adjacent
residential uses and create a pedestrian-friendly environment along
streets. Porous asphalt is being considered to enhance stormwater
infiltration. Surface parking has been consciously placed to the rear and
sides of the proposed development and hidden behind planted earthen
berms and plantings. Resident parking is found in two underground
levels.

4. Design surface parking to maximize stormwater infiltration and allow for
groundwater recharge, using infiltration swales, pervious pavement or
similar techniques. Porous asphalt is being considered to enhance
stormwater infiltration. Rain gardens and green space are also being
designed into the project for sustainable infiltration capacity.

5. Use striping, curbs and landscape treatments, centralized walkway
medians and islands, and textured paving to clearly define walking
spaces within parking areas and adjacent to vehicular circulation. The
proposed development has created strongly defined pedestrian
circulation paths around the site, as well as connecting to the front entry,
and for residents, to the courtyard. Paving treatments, sculptural walls,
and bollards define the boundary between vehicular and pedestrian
environments at the main entry drop-off court. “Cuts” through the earth
berms offer a unique pedestrian experience as they move about the site.
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SITE PLAN APPLICATION - CONSISTENCY WITH REQUIRED FINDINGS

1

The development as proposed will not be detrimental to properties
surrounding the tract. We feel that the proposed development will
enhance the surrounding properties, bringing more land use diversity and
residents to the area enhances the tax base, and the vitality of the
surrounding businesses.

The development will not result in an overly-intensive land use. The
proposed development fits within the zoning code requirements for height
and density at this site. 232 units of housing at this site will be a positive
addition for the surrounding area.

The development will not result in undue traffic congestion or traffic
hazards. A traffic study is underway to determine the proposed
development's impact on the surrounding traffic patterns. At this time we
anticipate that the development will not result in undue congestion or
hazards to traffic.

The development conforms to the provisions of this Section and other
applicable provisions of this Code (850.04). The development adheres to
the provisions of this Section and other provisions of the Edina City Code.

The development provides a proper relationship between the proposed
improvements, existing structures, open space and natural features. The
proposed development's scale, massing, site improvements and
landscaping create a strong, positive relationship with the surrounding
context of the Southdale area. The results will enhance the existing use
to a higher and better use that will be a positive contribution to the City
and the community.

VARIANCE APPLICATION A -
FRONT YARD SETBACK FROM YORK AVENUE

CONSISTENCY WITH REQUIRED FINDINGS

The proposed development is requesting a variance of the required front yard
setback along York Ave S from 115 feet to 63 feet for the main building and 42
feet for the podium level.

1.

That strict enforcement of the ordinance would cause practical difficulties
because of circumstances unique to the petitioner’s property. Due to the
unique triangular shape of the lot, a factor not created by the applicant,
practical difficulties exist in the limited amount of building configurations
that can be sited on the lot. Currently the development is proposing
adding extensive green space and pedestrian amenities along the outer
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edges of the parcel. Strict adherence to the ordinance would limit the
footprint available for the building, causing a large elimination of desirable
green space on-site.

That the granting of the variance will correct extraordinary circumstances
applicable to this property, but not applicable to other property in the
vicinity or zoning district. Due to the unique triangular shape of the lot,
limited amount of building configurations that can be sited on the parcel.
Other properties in the vicinity do not have the unique situation of
concurrent placement within the outline of the Southdale Mall boundaries.
Currently the development is proposing adding extensive green space
and pedestrian amenities along the outer edges of the parcel. Strict
adherence to the ordinance would limit the footprint available for the
building, causing a large elimination of desirable green space on-site and
underutilization of the property. The proposed development does not
have an adverse impact on the surrounding properties, since it is
surrounded by large expanses of parking lots and buffered from other
properties by both York and 69t

That the granting of the variance is in keeping with the spirit and intent of
the ordinance. Granting this variance would be in the spirit and intent of
the ordinance, as the development is exceeding the setback requirements
on the other three sides. The intent of the setbacks is to provide an
adequate buffer for taller buildings against the street. The proposed
development is creating public pedestrian connections where there
currently are none existing. These connections will be extensively
landscaped with trees and plantings that will mediate the scale of the
podium and building beyond with the pedestrian scale of the walkways.
This design keeps the buffering intention of the ordinance, but addresses
it in an alternative manner.

Would not alter the essential character of the neighborhood. Granting this
variance would not alter the essential character of the neighborhood. In
fact, granting this variance would improve the essential character of the
surrounding neighborhood and commerecial district by providing green
space and housing where there is currently an underused surface lot.
Similar to Key Cadillac and the recently added CVS across York to the
southeast, the proposed development would sit closer to York, reinforcing
a strong urban form and helping to create a strong architectural node at
the intersection of York and 69t



VARIANCE APPLICATION B -
PARKING REQUIREMENTS FOR SOUTHDALE

CONSISTENCY WITH REQUIRED FINDINGS

The proposed development is requesting a variance of the required parking stalls
for Southdale from 6,774 spaces to 6,239 spaces — a reduction of 535 stalls. This
is effectively the number of stalls that are present on the 5.1 acre parcel slated for
the proposed development.

i

That strict enforcement of the ordinance would cause practical difficulties
because of circumstances unique to the petitioner's property. Due to the
5.1 acre parcel in question being divided from the greater Southdale
parcel, practical difficulties exist in that the space for the 535 cars is being
subsumed by the new proposed development. There is no ability to
replace those spots at other locations on the existing Southdale site
without constructing structured parking.

That the granting of the variance will correct extraordinary circumstances
applicable to this property, but not applicable to other property in the
vicinity or zoning district. Due to the 5.1 acre parcel in question being
divided from the greater Southdale parcel, practical difficulties exist in that
the space for the 535 cars is being subsumed by the new proposed
development. There are not other properties in the immediate vicinity that
would need a variance of such size, as they are not parking for a land use
such as Southdale.

That the granting of the variance is in keeping with the spirit and intent of
the ordinance. Granting this variance would be in the spirit and intent of
the ordinance, as the development, in conjunction with Southdale, feels
that a reduction in parking adheres to the goals set forth in the
comprehensive plan related to advancing a more transit-oriented means
of transportation. The lot in question is under-utilized and the loss of 535
stalls out of nearly 7000 would not affect the usability of Southdale.

Would not alter the essential character of the neighborhood. Granting this
variance would not alter the essential character of the neighborhood. In
fact, granting this variance would improve the essential character of the
surrounding neighborhood and commerecial district by providing green
space and housing where there is currently an underused surface lot.

The existing park and ride will be relocated on the Southdale site, so the
use would remain and not be altered significantly.
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SUBDIVISION APPLICATION

The Southdale Residential Development is anticipated to be a 232-unit Luxury
Rental Apartments and Townhome development on the parcel of land located at
the northwest corner of the intersection of W. 69t Street and York Avenue South.
The parcels total 223,838 square feet (5.1 acres) in size and are zoned PCD-3.
The current zoning allows 12 stories/144’. We are proposing three buildings —
one 3 & 4 story building for townhomes and flats, one at 6 stories/65' and one at
10 stories/115'. We envision 378 parking spaces for the 232 units, inclusive of
both resident and guest parking. The development proposes 45 units per acre — a
number highlighted by both the Planning Commission and the Southdale Land
Use Plan as acceptable — and a Floor Area Ration (FAR) of 1.14.

The development is envisioned to meet the demands of young professionals and
empty-nesters alike. The City of Edina deserves the alternative of a sumptuous
and convenient housing community located in such a key, vibrant district of the
city. It offers an option for those who want to stay in Edina, downsize their homes,
and be closer to shops, restaurants and activity. This site is ‘ground zero’ for
higher density, more animated and pedestrian-focused residential developments
to complement the ongoing improvements that both the city and Southdale Center
are implementing. This is where people want to be, and we aim to fulfill this need
with a development of exceptional quality and desirability.

By adding an enhanced pedestrian realm with connections to both Southdale
itself; as well as tying into existing connections south to the Galleria, Target, and
Centennial Lakes, this development is acting as a catalyst for turning the focus
away from the current auto-centric environment. The proposed development
wants to jumpstart a stronger, better-connected, and more walkable pedestrian
realm for this area of the city.

Enhanced green space on site offers a respite from the surrounding impervious
parking lots and creates places to help sustainably infiltrate stormwater.
Extensive tree plantings will help clean the air and replenish oxygen.

Planned high quality unit finishes including large open floor plans, oversized
windows, granite countertops and 9 ceilings. Additional project amenities include
green courtyard with outdoor pool, community room, and a cyber café.

Granting this subdivision would be in the spirit and intent of the ordinance, as the
development feels that a tradeoff of a luxury, high-density residential development
on this corner of the Southdale site for an elimination of a small percentage of
impervious surface parking adheres to city goals set forth in the comprehensive
plan and outlined previously in this application.

This change would allow this developer to improve the essential character of the

surrounding neighborhood and commercial district by providing green space and
housing where there is currently an underused surface lot.
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DEVELOPER & DESIGN FIRM INFORMATION

StuartCo

StuartCo was founded in 1970, and over the past 40+ years has been involved in
the development of 10,000 multi-family units, with a portfolio today that includes
more than 5,000 units in Minnesota, Wisconsin, and Omaha, NE. We currently
own/manage a diverse array of properties including market rate apartments and
townhomes, a senior housing campus that includes Memory Care, Independent
Living and Assisted Living, affordable housing, and commercial.

Local examples of some of our latest work includes:

e Genesee - A 234 unit class A project at the corner of Penn and American
Blvd in Bloomington, is a three building project -22 townhomes, 60
apartments over retail and 152 units in the 8 story building. All buildings
are connected by 2-story underground parking. The last building comes to
market September 2012.

e The View - 124 unit class A apartments in New Brighton opened July 1st
2012.

e York Plaza - StuartCo owns and manages this property of 260 units in
Edina, just down the road from the proposed site on York Ave S.

e StuartCo also owns/manages 650+units in neighboring Hopkins and
Minnetonka.

Our investors align themselves with our values to improve both their asset and the
quality of life for the residents we service. We are diligent in our approach to
deliver experience, consistency, value, and trust to our owners and our residents.
Our commitment to these values has earned us a reputation as one of the most
respected property management firms in the upper Midwest. We attract highly
qualified employees and vendors, and as a result, we retain loyal residents who
continue to renew and refer others to StuartCo properties.

BKV Group
Boarman Kroos Vogel Group (BKV Group), founded in 1978, is a full-service

architectural, interior design, landscape architecture, engineering and construction
administration firm with offices located in Minneapolis, Chicago and Washington,
DC. Collectively we represent a practice whose expertise is cross-disciplinary and
team-focused; and offers our clients a design-oriented approach to create
architectural solutions. Knowing that our ultimate responsibility is to our clients, we
design and provide services that satisfy the needs of each client's building
program, schedule and budget. With each project, our firm continues to grow in
breadth and depth, responsiveness and flexibility. As creative design
professionals we engage our clients in the process of creating enduring designs
that enhance our environment.
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Some of those enduring designs can be seen close to home — Edina City Hall sits
at the forefront; a new residential development at West End in St. Louis Park,
Silver Lake Village/St. Anthony, and numerous new high-quality developments in
Minneapolis — both Downtown and Uptown, such as: 1800 Lake, Flux, Blue, Eitel
Building City Apartments, and Mill District City Apartments.
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TOTAL

10TH
FLOOR

58,495 SF

12,000

350,640 SF

232 UNITS

352 STALLS

39% PERVIOUS

223,838 sf (5.1 acres)

45 units per acre

1.56 (1.14 w/o parking)

HOUSMG
13,500 SF © 6 FLOORS=
~——— 81,000 SF (78 UNITS)

HOUSING TOWER (STEEL)

12,000 SF © 10 FLOORS=
120,000 SF (120 UNMS)
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Prefinished Metal Panel/ Painted Fiber Cement

Fiber Cement Siding

Silver

Champagne

Black

Composite Wood Panel

Color -

Color -3

Color -2

Cast Stone
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