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INFORMATION/BACKGROUND

Project Description

Mount Development and Aurora Investments, LLC are requesting final review for
redevelopment of 6500 France Avenue. Specifically, the request is to change the
use from medical office, which was previously approved for the site, to 100 units
of senior assisted and independent living; 54 units of traditional care/skilled
nursing; 34 units of memory care, and 7 care suites. (See location on pages A1-
A5.) The “care” suites would include short term stays by patients that have had
surgery at Fairview Hospital or Twin City Orthopedic (TCO). A pedestrian skyway
would connect the building to the hospital parking ramp to the north. The parking
would be provided underground. There would be a 15,000 square foot reduction
in the structure footprint from the previously approved medical office plan that
was proposed for the site. (See applicant narrative and plans on pages AB-A49.)

The applicant has already received the following approvals of the City Council:
> A Comprehensive Plan Amendment to allow senior housing as a permitted
use in the Regional Medical District, at a maximum density of 80 units per

acre.

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

> Preliminary Development Plan.

The density of the development excluding the transitional care suites for short
term stays of patients of the hospital and TCO is 80 units per acre.

The first floor of the new building would contain uses accessory to the senior
housing, including a pub, barber shop/beauty salon, coffee/bistro, and fitness
center.




The request before the Planning Commission is as follows:
1. Final Development Plan and Final Rezoning to amend the PUD-3 District.
2. Zoning Ordinance Amendment establishing the PUD.

The proposed plans are consistent with the approved preliminary development
plans. As noted on pages A14-A15, of the applicant narrative, the following slight
modifications have been made:

e A slight reduction in building square footage (2,000 s.f.)

e A slight decrease to west setback (3.5 feet), but green space was added
with the elimination of the concrete sidewalk.

« Slight variance in housing unit counts

« Slight parking modifications, but still code compliant.

¢ Refined the floor and roof plans.

« Due to anticipated damage to the boulevard trees on France, they have
been programed to be removed and replaced.

« Refined the exterior of the skyway to be consistent with the new building
and parking ramp.

« Worked with the property owner to the West (Cornelia Place Apartments)
regarding entrance and exits and providing additional landscape plantings
on the Cornelia Place Apartment property to provide additional screening.

« Lowered the loading dock area and provided an overhead structure for
screening.

Surrounding Land Uses

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

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

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

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

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

Planning

Guide Plan designation: RM, Regional Medical. (See pages A5-A6.)
Zoning: PUD-3, Planned Unit Development District.




Comprehensive Guide Plan/Density

As mentioned, the Comprehensive Plan guides this site for RM, Regional
Medical Use. Senior Housing is now allowed in the RM District, and the density
range is a maximum of 80 units per acre. The Met Council has approved the
City’'s Comprehensive Plan amendments regarding the density and senior
housing as an allowed use in the RMD District.

Amending the PUD-3 District

The applicant is requesting a rezoning of this site to amend the PUD-3 District to
allow Senior Independent and Assisted Living/Nursing Home along with
Transitional Care associated with the adjacent hospital and other facilities

performing surgery. (See attached draft PUD Ordinance.)

Within a PUD District, the setback regulation, building coverage and floor area
ratio of the most closely related conventional zoning district shall be considered
presumptively appropriate, but may be departed from to accomplish the purpose
and intent of the PUD.

The table on the following page demonstrates a comparison of the base zoning
(PUD-3) compared to the proposed.

Compliance Table

City Standard Proposed
| ; (PUD-3)  (PUD-3)
Building Setbacks
Front —- France Avenue 25 feet 25 & 35 feet
Front — 65" Street 25 feet 25 feet
Side — West 15 feet (parking structure 43 feet
Rear — South ~ 20 feet 20 feet

Building Height

Five-Stories and 62 feet

Five-Stories & 62 feet

Maximum Floor Area
Ratio (FAR)

1.0%

2.2%*

Parking Stalls

133 — Based on:
.5 exposed stalls per unit (50)
.25 enclosed stall per unit (25)
1 per employee (33)
1 per 4 residents — nursing/memory/care
(25)

134 Provided
(126 underground + 10 surface)

Parking Stall Size

8.5 x 18

8.5x 18

Drive Aisle Width

24 feet

24 feet

*“Would require a variation from Previous approved PUD




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

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

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

a. provide for the establishment of PUD (planned unit
development) zoning districts in appropriate settings and
situations to create or maintain a development pattern that
is consistent with the City's Comprehensive Plan;

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

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

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

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

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




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

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

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

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

As with the previously approved medical project for the site, this proposal would
create a more efficient and creative use of the property. The building would be
pulled up close to the street, with sidewalks in front, and separated from the
street by green space to promote a more walkable environment. This project
goes a step further and provides a skyway pedestrian link to the Fairview
Southdale Hospital. (See pages A16-A18.)

Parking would be located under the proposed housing; and would not be visible.
The previous approved plans included a large parking ramp setback just 15 feet
to the west lot line. The new building would expand that setback to 43 feet. (See
page A28a.) Landscaping and balconies are proposed in front along France
Avenue. The corner of the building still opens up to France and 65". The
individual store fronts have been eliminated; however, the large store-front type
windows remain. Uses on this side of the building would be a coffee shop/bistro
and fitness room; so activity within these spaces will be evident from the street.

The applicant is again proposing to utilize sustainable design principals. Green
building practices are suggested, and green roofs are proposed. (See pages
A10-A12, of the applicant’s narrative that explains how this project meets the
above purpose and intent of the PUD Ordinance.) The applicant has also agreed
to attempt to meet an energy savings goal of 15% over the current state energy
code guidelines. A plan of how standards are intended to be met must be
submitted prior to issuance of a building permit.

The applicant is also proposing to provide affordable per the Planning
Commission and City Council recommendation of 10% of all the senior housing
units, which would be a total of eighteen (18) units.




2. Applicability/Criteria

a. Uses. All permitted uses, permitted accessory uses, conditional
uses, and uses allowed by administrative permit contained in the
various zoning districts defined in Section 850 of this Title shall
be treated as potentially allowable uses within a PUD district,
provided they would be allowable on the site under the
Comprehensive Plan.

With the amendment of the Comprehensive Plan to allow senior housing,
this site would contain uses that are allowed in the Regional Medical
District. The Zoning Ordinance amendment, which follows this staff report,
lists the uses that would be allowed on this site. WSB and Associates did
a parking analysis that determined that the proposed parking would
support the uses proposed, and the traffic generated would actually be
less than the previously approved medical office. (See pages A61-A88.)

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

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

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

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

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

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




The proposed residential density of 80 units per acre is consistent
with the Comprehensive Plan, which limits senior housing in the RMD
District to 80 units per acre. Senior housing typically does not
generate as much traffic as an all age apartment or medical office.
Density is typically tied to proximity to low density residential areas,
availability to provide utilities to the site (sewer and water), proximity
to transit service and impact on roadways.

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

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

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

Site Access

The primary access to the site would remain off of 65" Street West. There would
be no right-out only onto France, as was allowed in the previous PUD.

Parking

Per Section 850.08 Subd. 1, the following are the parking requirements: Senior
Housing — 5 exposed stalls per unit; .25 enclosed stalls per unit and one exposed
stall per employee & company vehicle. Nursing, Convalescent & Rest Home — 1
enclosed stall per 4 residents. Based on this requirement the project is to provide
50 enclosed spaces and 83 exposed for a total of 133 spaces. The applicant is
proposing to provide 126 enclosed and 10 exposed spaces. Residents,
employees and visitors can all access the underground parking by an
audio/video intercom system. (See pages A8—A13 of the applicant narrative.)




A parking study was done by WSB which concludes that the proposed parking
would support the uses. The total demand for parking is anticipated to be 125
spaces.

Traffic

A traffic study was also done by WSB, which concludes that the existing
roadways support the proposed uses. (See traffic study on pages A61-A88.)
The proposed use would generate less traffic than the approved medical office.
The medical office was anticipated to generate 279 trips in the AM peak hour and
216 trips in the PM peak hour. The proposed use would generate 27 trips in the
AM peak hour and 40 trips in the PM peak hour.

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

Landscaping

Based on the perimeter of the site, 34 overstory trees and a full complement of
understory trees and shrubs are required. The applicant is proposing to plant 43
overstory trees around the perimeter of the site & 200+ understory trees and
shrubs. Additionally, the applicant is proposing to plant 22 evergreen trees on the
Cornelia Place Apartment site to provide additional screening. (See landscape
plan on pages A18 and A37.)

Grading & Utilities

The city engineer has reviewed the plans and found them acceptable and offered
comments. (See page A59-A60.)

Noise Study

Based on the issues during preliminary review of this project the chillers have
been located on the roof of the building away from the adjacent residential
properties to the south and west. They would be screened with a pre-finished
metal screen. A noise study has been completed and found that the units would
conform to the noise ordinance. (See pages A45-A49.)

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

within the Zoning Ordinance Amendment for the PUD. (See attached draft
Ordinance.) This would be consistent with the previous PUD approval.




PRIMARY ISSUES/STAFF RECOMMENDATION

Primary Issue

Is the proposed rezoning to PUD appropriate for the site?

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

1.

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

Parking would be located under the proposed housing; and would not be
visible. The previous approved plans included a large parking ramp setback
just 15 feet to the west lot line. This building expands that setback to 43
feet. (See pages A60a-A60d and A43.) Landscaping and balconies are
proposed in front along France Avenue. The corner of the building stili
opens up to France and 65", The individual store fronts have been
eliminated: however, the large store-front type windows remain. Uses on
this side of the building would be a coffee shop and fitness room; so activity
within these spaces will be evident from the street.

The applicant is proposing to utilize sustainable design principals. Green
building practices are suggested, and green roofs are proposed. (See pages
A10-A12, of the applicant’s narrative that explains how this project meets
the above purpose and intent of the PUD Ordinance.) The applicant has
also agreed to attempt to meet an energy savings goal of 15% over the
current state energy code guidelines. A plan of how standards are intended
to be met must be submitted prior to issuance of a building permit.

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

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




The existing roadways would support the project. WSB conducted a traffic
impact study based on the proposed development, and concluded that the
traffic generated from the project would not impact the adjacent driveways
or intersections. In fact the proposed uses would actually generate less
traffic than the previously approved medical building. No additional
improvements other than those shown on the site plan would be required to
accommodate the site redevelopment. (See traffic study on pages A61—
A88.)

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

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

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

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

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

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

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

b. Movement Patterns.

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

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

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

c. Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.
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9. Higher densities are justified for the following reasons: The project would be
connected to the Fairview Hospital by the second level skyway, tying the
project to the Hospital; Senior Housing would generate less traffic than the
approved medical building with retail on the site; existing roadways would
support the project; adequate utilities are available to the site; convenient
transit service is available for workers and residents; the building would
include sustainable design principles; public art is proposed; affordable
housing is offered; and primary parking would be below grade.

Staff Recommendation

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

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

Approval is based on the following findings:
1. The proposed land uses are consistent with the Comprehensive Plan.

2. The site layout would be an improvement over a site layout required by
standard zoning; the building is brought up to the street, provides podium
height, and front door entries toward the street, includes sidewalks to
encourage a more pedestrian friendly environment along the street,
provides underground parking, and provides an indoor pedestrian
connection to the hospital.

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

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

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

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

a. Building Placement and Design. Where appropriate, building facades

should form a consistent street wall that helps to define the street and
enhance the pedestrian environment. On existing auto-oriented
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development sites, encourage placement of linear 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.

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

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

b. Movement Patterns.

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

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

= Provide pedestrian amenities, such as wide sidewalks, street trees,
pedestrian-scale lighting, and street furnishings (benches, trash

receptacles, etc.)

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

context and character.

7. The project would be connected to the Fairview Hospital by the second
level skyway, tying the project to the Hospital.

8. Convenient transit service is available for workers and residents; the
building would include sustainable design principles; public art is
proposed; affordable housing is offered; and primary parking would be
below grade.

Final 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 October 15, 2014.

Grading plan date stamped May 23, 2014.

Utility plan date stamped May 23, 2014.
Landscaping plan date stamped May 23, 2014.
Building elevations date stamped October 15, 2014

12




10.

11.

12.

e Building materials board as presented at the Planning Commission and
City Council meeting.

Prior to issuance of a building permit, a final landscape plan must be
submitted, subject to staff approval. The Final Landscape Plan must meet
all minimum landscaping requirements per Section 36-1436 through 36-
1462 of the City Code. 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.

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

The Final Lighting Plan must meet all minimum requirements per Section
36-1260 of the City Code.

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.

Sustainable design. The design and construction of the entire project must
be done with the Sustainable Initiatives as outlined in the applicant’s
narrative within the Planning Commission staff report. Attempts must be
made meet an energy savings goal of 15% over the current state energy
code guidelines. A plan of how standards are intended to be met must be
submitted prior to issuance of a building permit.

Compliance with all of the conditions outlined in the director of engineering’s
memo dated November 5, 2014.

Final Rezoning is subject to a Zoning Ordinance Amendment creating the
PUD, Planned Unit Development for this site.

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

As part of a Developers Agreement the property owner would be rec1uired to
participate in appropriate cost sharing for signal improvements at 65 h Street
and France Avenue.

Deliveries on the west side of the building shall be limited to 9:00 am to 4:00
pm.

Affordable housing units shall be 10% of the assisted and independent
units. (18 units.)
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13. Adoption and compliance with a PUD Ordinance for the site.

PUD Ordinance

Recommend the City Council adopt the Ordinance Amendment revising the
PUD-3 Zoning District.

Deadline for a city decision:  No deadline
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Site Area = 102,965 sq ft/ 2.34 acres
Property Guided: RM Regional Medical, amended to include Senior Housing (2013 action)
Property Zoned: Planned Unit Development — 3 (2013 action)

Proposed Redevelopment. New Senior Care Building, 227,577 sq ft, 5 stories; plus one level
of under-building parking.

Proposed Occupancy:
e Senior Citizen Dwelling Units:
o Independent & Assisted Living Units — 100 units
e Nursing, Convalescent, Rest Homes:
o Transitional Care Suites — 54 units
o Memory Care Suites — 34 units
o Care Suites — 7 units

Proposed Parking:
8 Surface Stalls + 126 Under-Building Stalls = 134 Stalls total.

Required parking: 133
Proposed Building Setbacks:

North 25 min / 50’ max.

South 30’ on east end / 20’ on west end
East 25’ at street level / 35’ at podium level
West 44’ at grade level / 54’ at podium level

History: We received approval of a 5 story medical office building and parking ramp in
December, 2012 for this property. Aurora Investments has purchased both land parcels.
Demolition is complete on the 6500 France Av structure and the 4005 W. 65" St structure.

Overview: Ebenezer Society will manage this property for a Specialty Senior Care Housing
Facility. We feel that this new use is an improvement to our previously approved use in the
following ways:

1. The entire block bordered by Valley View Rd on the west, France Av on the east, W.
65" St on the north and W 66" St on the south will become all Housing, for consistency
of uses on this block.

2. There will be substantially less traffic generated by this housing development versus the
previously approved medical office use — 400 less cars parked on site!

3. There will be approx. 15,000 sq ft less ‘roof area’ on our building versus the previously
approved medical office building and parking ramps roofs.

4. The cubic volume of building enclosure is approx. 25% less than our previously
approved medical office building and parking ramp enclosed volume, reducing the
visual mass of the structure.

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

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

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

Visual Screening for the Adjacent Properties: We will supplement the already
mature landscape buffer between Point of France and our site with new trees and bushes
along our south yard. The ash trees along this borderline with Point of France are approx. 35’ —
50’ tall, providing excellent screening for most months of the year.

On the west, facing Cornelia Place Apartments, we are employing significant screening
strategies to our garage entrance and service area as follows:

1. We covered the loading dock area with a decorative roof structure to mitigate views into
the loading area.

2. We moved the HVAC chiller equipment away from the loading area to minimize any
noise for the apartments.

3. We recessed the EXIT garage door in the NW corner so it will be visually screened.

4. We provided a visual screen wall and roof cover at our ENTRY garage door in the SW
corner.

5. We are planting 22 evergreen trees on Cornelia Place Apartments property to allow that
owner to strategically place those trees where they feel they are best used. In addition,
we will be landscaping the property line with a dense row of evergreen trees to provide
a visual buffer.

6. We will limit the hours of the loading dock deliveries to the hours of 9am to 4pm (unless
otherwise coordinated with neighboring buildings).

Parking: There are 8 exterior surface stalls at the main entrance drop-off, used primarily for
short-term visitor parking. The remainder of the parking, 126 stalls, is under the building in an
enclosed level that has security access control. Residents, employees and visitors can all
access this under-building parking level; via an audio/video intercom system. Refer to the
Parking Calculation page of our submittal for parking calculations.
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Service Court: Deliveries are quite infrequent for this building, estimated as follows:

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

e Food Service deliveries - US Foods (2 times a week) and Bix 6 times a
week. Periodically, they may add one delivery per week for special needs.

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

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

¢ Resident Move-in / Move-outs — varies, buta 1 to 3 per week is average.

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

An existing 8" sanitary service line that previously served the 4005 and 6500 buildings will be
removed, capped and abandoned at the west property line. A connection will be made to the
existing 12" sanitary sewer main along the southern property line of the 6500 France Ave
property to service the developments proposed building.

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

The existing Point of France building south of the development site currently receives water
service from the existing 12” trunk watermain within the proposed development site. Itis
planned that the new watermain will be installed, tested and operational before the existing
Point of France service is disconnected and connected to the relocated trunk watermain. This
should reduce the length of time required to have water service disrupted to the Point of
France.

Stormwater Management: The proposed storm water management storage facilities
meet the requirements of Nine Mile Creek Watershed and the City of Edina. The three primary
requirements that have been met are:

1. Volume retention onsite equivalent to 1” of runoff over the entire proposed site

impervious surface. (Accomplished via a series of rain gardens and an underground
infiltration chamber system).

2. Water quality volume from entire site equivalent to runoff from the 2" type Il storm event
with 25 years of planned sediment storage. (Retention volume counts towards WQ

-volume and remainder accomplished via the rain gardens and additional underground
infiltration chamber).

3. Discharge rate control shall be provided so the proposed conditions do not exceed
existing conditions for the 2, 10, and 100 yr storm events. The proposed site plan
reduces the amount of impervious surface by 10.5%, reducing proposed discharge
rates. The rain gardens and infiltration chamber also contain the entire 2-yr event for
their contributing watersheds.
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The proposed plan is to maintain the same point of storm water discharge from the properties
as is currently present. A private storm sewer collection system will be routed from north to
south through the western portion of the site collecting the majority of site runoff. The storm
sewer will drain to an offline pretreatment chamber to the proposed underground storage
system at the western end of the site which will ultimately outlet to the City pond south of the
property. An agreement to construct the storm sewer discharge point to the City pond will be
coordinated with the Point of France property owners. Storm water runoff from the south side
of the building will sheet drain to a series of two proposed rain gardens. The rain gardens will
overflow for larger events to an existing 15” CMP culvert that currently serves the property.

Landscape Desigh Strategies: The landscape design provides a mix of over-story,
coniferous and ornamental trees, shrubs and perennials to create a vibrant display of color and
foliage. The four existing Honeylocust trees along France Avenue and seven of the boulevard
Ash trees along West 65" Street will be replaced. Raised curbed planters are to be provided
along France Avenue that will be planted with colorful, annual and perennial

flowers. Coordination will occur with City staff to provide landscaping along France Avenue
that will be consistent with the work proposed by the City at other intersections. The perimeter
of the building will be planted with a mixture of plant types to soften and compliment the
building architecture. The building’s service area and parking entrance will also be screened
by existing and proposed conifers on the west and southwest side. The diversity of plantings
will provide color variety and year round interest. In addition, the project is proposing to
provide a green roof system on top, covering approximately 7,823 sf. This sustainable initiative
will help reduce the heat island effect, reduce stormwater runoff quantity, as well as providing a
nicer view down on our roof from the residents of Point of France building.

Noise Ordinance Compliance: We are proposing two outside air-cooled chillers for
heat rejection, located under the crown feature on the NE corner of our roof. They will be
visually screened with an overhead metal trellis structure, and not seen from the public way at
all. An acoustical analysis has been performed and attached to demonstrate compliance with
zoning noise ordinance limits.

Site Lighting: Decorative wall mounted lighting along France Av and W 65" St frontages,
and around the main entry area. Decorative city sidewalk light poles, as prescribed by City
Engineering Dept, along the W 65" St and France Av sidewalks. Resident unit balcony wall
lights will be low-wattage down lights to provide minimum level of illumination. The glazed
crown feature at rooftop level at the corner of France Av and W 65™ St will be backlit at night
for a nice glow.

Site Signage: Building name / address at corner of France & W 65" St., and address above
front entry. Directional signs at both entries along W 65"St.

Hours of Use: 24/7 resident use.

Green Building Practices: Throughout all phases of the project - Design, Construction
and Operation, we will use best practices of environmental awareness. Ebenezer is fully
educated on Reduce-Recycle-Reuse operations. We have a Green Building Practices
Narrative with our submission. We have retained our green roof area, which can be enjoyed by
residents on the north side of Point of France.




Community Benefits from the New Project

1.

10.

11.

The previous buildings, parking lots and landscaping had substantial deferred
maintenance problems. The property is ready for a fresh, new development.

This building provides senior and rehab service to support the regional medical
presence of the SW suburbs. This is consistent with the City Guide Plan.

The building is sized to have a critical mass of services to allow cross referrals among
other senior facilities in Edina. This is a key factor for the success of each specialized
service area. The building will offer cost effective services to seniors as a strategic
support to the hospital.

Edward Farr Architects is known for creating special building design features. The focal
point will be the glass and brick detail of the main entry corner creating a Gateway
Building to the Southdale area. Numerous surface changes occur on each side of the
building to create interest and shadow elements.

We are supporting the pedestrian environment along France Avenue with flower
gardens and sitting areas. Accent lighting table seating will make this area a pleasant
visual experience.

The skyway will link the building to the hospital for visitor and patient services.

Green Building Practices will be implemented for the three phases: building design,
construction phase and long term operation of the clinics. The General Contractor has
compiled a summary of the Green Practices we will pursue for each phase of the
project. Periodic reports during construction will demonstrate our progress.

A portion of the building roof will have a vegetated green roof, with native wild flowers
and sedum, to enhance the view down onto the roof from the neighboring Point of
France building, as well as reducing our heat island effect and improving our stormwater
runoff quantity. Annual reports will show the reduction in the heat island effect along
with estimates of water volume enhanced.

There will be ongoing efforts to evaluate methods and new technology for our
employees to: — Reduce consumption, Re-use materials, and Recycle waste. The
benefit to the building will be reduced operating expenses and good stewardship of our
business resources. Reports will be provided on the quantities of recycling.

Alternative transportation is a key element of any project. A tangible goal will be to
reduce the number of cars coming to the building which will reduce the parking stalls
required to service the building. We have provided several successful alternate
transportation systems:

Scooter, motorcycle, bike parking will be an enclosed space that is secure, well
lit, and air tempered. We want employees and residents to know they are
recognized for their efforts.




12.

13.

14.

15.

Employees may participate in the ZAP chip monitor system which will provide a
monthly printout of number of rider days. There will be a calculation of carbon
footprint poundage saved to each participant.

The MTC #6 bus line services multiple stops for the building. Additional routes
around Southdale are 515, 538, 539, 578, 579, 684.

There will be over 52 staff positions in the building. In addition, there will be 40-60
construction jobs over 12 months.

Storm water management will be improved through rate control and water quality,
including our green roof. The current site has direct, unrestricted runoff. There is
almost 13% less hard surface area in the new plan than the current buildings, which
means more green space for the community.

The new development is using existing utilities and roads in the community. Urban
planning considers this good stewardship to reuse existing sites with current
infrastructure.

The corner plaza will have an area for a significant piece of art. We are planning a
special commissioning for this feature.
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7710 Golden
Triangle Drive
Eden Prairic
Miunesota 55344
Tel: 952.943.9660
Tax: 952.943.9665

www.edfarrarch.com

May 30, 2014

Cary Teague, Community Development Director
City of Edina

4801 W. 50" Street

Edina, MN 55424

Re:  Aurora on France
6500 France Av S. Redevelopment
Final Development Plan — Supplemental Information

Cary,

This letter itemizes the design changes from the Preliminary Development Plan approved in July 2013 to
the current Final Development Plan Application submitted May 23, 2014,

» Slight reduction in building square footage (approx. 2,000 sf less).

» Slight decrease to west side yard setback (3% ft+/-), but increase in green space by elimination of
concrete sidewalk in that west yard.

» Minor change to senior housing unit counts.

» Modified required parking and provided updated parklng counts (still compliant).

= Refinements to front plaza (corner of France & 65" ) to coordinate grades, skyway columns and

planters.

Interior floor plan refinements, all floors.

Refined roof plan showing all incidental plumbing vents, roof drains and exhaust vents.

Refined exterior elevations with updated window pattern and HVAC grille locations.

The existing boulevard trees along France Ave. are now scheduled for removal and replacement; we

would have been excavating too close to their root structures, causing significant root damage.

= We completed the exterior design for the skyway crossing W. 65th St.

= On the west side, the vehicle entrance/exits to the lower level have been redesigned to split the
ingress and egress locations for better traffic circulation. We’ve discussed this design change with
our Cornelia Place neighbor; and receive his approval. In return, we have offered additional
evergreen trees to be planted off-site on their property, now 22 in total, to further screen their views.
The final location of the trees will be field identified in coordination with Cornelia Place
representation. Further, architectural wing walls with an overhang have been added to the new
southwest vehicle entrance to screen that overhead door.

» The west delivery area has been redesigned with a 4° foot “dropped” truck delivery pavement, so that
we could build the overhead dock structure that screens this area, while achieving truck clearances.
The grading plan has been revised to lower the delivery area and lower the west driveway entrance to
accommodate the elevation change. A small retaining wall has been added along the west side of the
driveway for the same reason.

» Relocated the water service connection to northeast building corner.

= Relocated / revised the sanitary sewer connection to the 12” trunk sewer along the south side of the

Al




site. The existing 9” sewer to the west will now be no longer used and abandoned.

=  Added a second rain garden system on the south side of the building to provide additional above
ground infiltration volume.

® The proposed underground storm water management system was reconfigured to use a ‘proprietary
style design. A lower profile storage system was required as a result of the lowered truck dock.

2

If you have any questions about these design changes, please feel free to contact me at 952.943.9660.
Thank you,

Sincerely,
Edward Farr Architects, Inc.

Cllhmr

Edward A. Farr, AIA
President

C: Steve Michals, Mount Development Co
Luigi Bernardi, Aurora Investments, LLC

Page 2
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6500 France Avenue Page 2
Mechanical Noise Calculations
14 May 2014

sound level. This location was chosen because it is expect to exhibit the
loudest sound levels from the chillers on the roof.

Magic Pac Units

These units are located on exterior of the south side of the 6500 France
building on the 3™, 4", and 5" floors, as shown schematically in Figs 1 & 2.

The loudest point from the 6 chillers facing the south will be on-axis with one of
the sets of 3 vertical chillers. | have calculated the noise level to be an even
50.0 dBA at this location. At the midway point between the two vertical rows of
Magic Pac units, the sound level would be approximately 1 dB lower. (See
Figure 2). At other locations along the south property line the sound levels
from the Magic Pac units will be lower than 49 dBA. Noise levels from the
chillers on the roof will not have any impact on the noise levels at these
locations.

In order to achieve these low sound levels, the Magic Pac units for the
apartments on the East and West sides must be located on the East and West
faces of the building.

Thus, the sound levels at the property line from the York chillers and the Magic
Pac units will meet the daytime and nighttime MPCA rules. Given that the
measured Lsg is 55.6 dBA at that location, and that the spectrum from the
Magic Pac units will be similar to that of the traffic noise, the Magic Pac units
will not figure significantly in the soundscape at the south property line of the
6500 France building.

Please contact me with any comments or questions.

O/

Steven Kvernstoen














































































































































yuws Auuad
FAEIERIVITS

‘$9NSS| eUIPT J3Y10 PUB SIY] U0 340M INOA 10} ||e nOA juey]

3d30u0d

uj @8ueyd Aue 03 anp pajeulwl|d uaag Jou sey Jayo siyy adoy | "19afoud ayy panioddns AjBuoais | Aym uoseal auo si

ey * 012 (SSIAOW Uj 3ALQ JO %[0} pulwial 01 s3Y3I| Sulpjuimy Jo 3uj13d e Y}im) J193eayl alAow 13yl Ul UMOYS 3 pjnom eyl
$IIAOW PaYIAUL 3] ‘SBIH|I0) BUlUIP S,B404NY 3SN 01 P3YIAUL 3G PINOM ASY] 18Y) P|O] 349M SISUMO 3dURlH JO JUI0d JedA ise]

*aJayy |js st 1 adoy | *apIs 40d Ul p1emol (Joou uasus syl uo

sdeysad) ease |nyiIneaq os|e sem a3yl SWaIs Ing ‘Bulp|ing ay3 Jo s3uimelp snojaa.d 3y} aaey J33uoj ou | ‘Ajareuniiojun
‘su33ueld mo| Supjoo) oiayied Jayres yum padejdas pue 3uissiw MOU 3Je 13U102 ay) Uo papn|dul Ajjeul3io s1auleuod

10d J3mo}} |nIneaq 28ny asoy) 18y} 330U | *}00| J0LISIX3 By uadeayd 01 swaas 3uUIp|ing 2yl JO JUOJJ UO g pay eyl

‘Aujeas jou pue apeys Jajuiid syl ATNO S! M 2doy | “Buimeup 1591€] 343 Ul UMOYS Se 00| MOj|2A deayo e moys 01 Swaas
Suipjing 30ueJ4 UO BJOINY JUSLIND SIYL ‘UMOIQ JO S3peys Buly00| Yol Yiim sa1padoyliQ Salid Uim] 3yl 931 310w pa)oo|
Ajleu1B140 J011331X3 3y} ‘193410 S1 UOIID||0da4 AW | ‘Suimelp 10911YydUe 1531.| 3y YIm Buljiew U334 JNoA paaladad isnl |

‘eaJe ayy 01
13sSe Ue aq [|Im ) |39} pue Juswdo|aAap 3y Joddns | “109foad 3y1 SHOOJISA0 OPUOI INQ "BJURIH JO JUIO 18 CO9# 1B 3Al| |

19(oid eiodny :pafgng

JxyyeuabooH aper 0l

Wd 6T:8 ¥T0Z ‘v'T aunf ‘Aepinies Juas
<1aune@yuws Auuad> yuws Auuad wod4

1)) eusbooH anjoer




20 96£0-TH6-2S6 | 090T-+04-998 | ¥9+H- TH6-7S6
6£4SS NNvobwmmooq | 3209828/ M Ot/
/%”[)05‘

SON

NYPIWN OFDA |
isyuey |
£xapul Buimelp sy uo pajou sueld ay) Jo 181 8] 89S | Op MOH

‘uge|d & JO pun| SWOoS JNOYIM S]O] INC 8SN 0} $Y|0} BIOINY 8y} 10} Uoissalboud
[eanjeu e se ) 83s )snf | pue Aep uanb Aue uo Aydws Jo [n} 8q pinoo 10| BulAi@oal INQ ¢,S10]
OM} IO uo ptenhb Bupjied e 10} Jejs ppe 0} aAeY am JIim: s)o| Bupyied 1no si uleouod Aw ssanb |

¢dwies mainlle] ay) asn o) pamolle g Asy} (I sueld sup st leym ‘main Asjjen ‘aoueld ,G9

‘Bupiied ou ale Juswdojonap sy} Buipunolins sjaals sy ¢ied ay) 1e MaIA AsjjeA WO SSOIOe 10| 8}
ul yied o} Bulob Aayy a1y ¢ seoejd asay) Ang )l usalp 19AS NOA aAey oo (e Buijied mojUaA0 yim yels
Jo} sanss| Bupiied aAey yjog sexiax 009/ Je dood ayj 0} uonippe sy} pue sjjodeauully Ut sileH sauop

led Aay |Iim a1aym a1ay) SIOpPUSA 10 Jels O UBey) 810w ale alay) J

"Hoys swaas saakojdwe

0¢ Joj Bupjied Ajuo swua) [eonoeud ul Ing Ajjoexa auiwalap o} |ielap ybnous aAIf 3,ussop ) auIjino
oIseq sIy} yum pue Ajljioey} sy} Je aq pjnom alay) Jey) seiiuswe Auew Bunnoy alem Asy suonejuassald
eloiny snoiaald sy} wol4 921U st dwel sy} 0) AemAxs ayy pue Buyooj aoiu Aian s josfoid sy

H

pafoid eloiny 19[qns

Jaxpjeuabooy apper 0]

WY 6T:0T ¥TOZ 70 J9quianon ‘Aepsan | U EIN
<WO02102SOU@UIPaM]> 29l ‘woig

19)eusbooH anjoer




806# 92Ul JO JUIOd
UOSHIeN yupn(

"eale Ino 0}
uonippe [epyauaq siyl aroidde 01 noA adeinoous | “aiesadood Ajgissod ued Aayl woym Yiim pue i pjnom SadIAISS 3say)
Y21YyMm 03Ul SIIAIDS [RIIPAW J3Y30 Sey pooytoqysiau ayl "Alunwwod Jno uj ajdoad SuiSe Jo Jaquinu Suimous ayj saalas
11 se pooyJoqysiau Jno 01 19sse ajgenjea e aq ued Sulp|ing siyl ‘Suiuozal [eul 103 paIapIsu0d Suiaq S YoIym 'S "Ay adueld

0059 1€ SuIp|ing 24e2 JOIUBS B JO UOIIONJISU0d 1oddns 01 91UM | S "AY 2dUBI4 9959 ‘DIURI4 JO JUIOd JO JUBpPISal & We |

S Ay @dueld 0059 afgng

Iapjeuabooy apper 0],

Wd £T:£ ¥T0Z ‘20 42quanoN ‘Aepuns Juss
<wod|lewb®newsipnl> uosiie alpnf ‘woay

19)eusboop apper




