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INFORMATION/BACKGROUND

Project Description

The applicant, 7200 LLC is requesting to redevelop the property at 7200 France.
(See property location on pages A1-A5.) The proposal is to tear down the
existing office building on the site, and redevelop it with a four and five-story
mixed use development project that would include the following:

> 160 unit luxury apartment, 32 units of which would be for affordable
housing.

> 20,000 square feet of retail space including two restaurants and
retail/office space.

> A two-level, 500 stall underground parking ramp.

The retail space would be located on the France Avenue side of the project.
Access to the retail SJ:)aCG would be off France Avenue. Access to the residential
use would be off 72" Street. The existing vegetation and trees on the west side
of the site would remain to provide screening from the residential area to the
west. (See applicant narrative and plans on pages A13 — A56 and in the attached
development plan book.)

To accommodate the request, three amendments to the Comprehensive Plan are
be required:

> Building Height — from 4 stories and 48 feet to 5 stories and 76.5
feet.

» Housing Density — from 30 units per acre to 50 units per acre.

> Floor Area Ratio — from .5 to 1.49.

In addition, the following land use applications are requested:
> Preliminary Rezoning from POD-1, Planned Office District to PUD,

Planned Unit Development; and
» Preliminary Development Plan.




This “preliminary” review is the first step of a two-step process of City review.
Should the Comprehensive Plan Amendment and the Preliminary Rezoning be
approved by the City Council; the second step would be Final Rezoning to PUD
and Final Site Plan review which would again require review by both the Planning
Commission and City Council. A Zoning Ordinance Amendment to establish the
PUD District would be included in the second step.

The applicant has gone through the Sketch Plan process before the Planning
Commission and City Council. (See the sketch plans on pages A57-A61; and the
minutes from those meetings on pages A62—-A67.) The applicant has developed
the proposed plans by attempting to address the issues raised by the Planning
Commission and City Council at Sketch Plan. Some of the most significant
changes include:

Reduction in the number of units from 195 to 160.

Reducing the building height from 6 stories to 5; and reduced the
townhome height on the west side from 4 to 3 stories.

Reducing floor area ratio from 1.88 to 1.49.

Increased the podium height on France by 10 feet.

Increased landscaping.

Created a green boulevard on 72" Street which serves to prevent left turn
out movements from the site. This would eliminate some traffic in the in
the low density residential area to the west.

Increased the setback on the west boundary from 60 feet to 75 feet.
Reduced the commercial space from 26,500 to 20,000 square feet.
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SUPPORTING INFORMATION
Surrounding Land Uses

Northerly: Sunrise Senior Assisted Living; zoned PSR, Planned Senior
Residential District and guided Office Residential.

Easterly: Macy's Home Store; zoned PCD-3, Planned Commercial District
and guided CAC, Community Activity Center. (See pages A3-A5.)

Southerly: An Office Building; zoned Planned Office District and guided
Office Residential.

Westerly: Duplexes and single family homes; zoned R-1 & R-2, Single and
Double Dwelling Unit District and guided Low Density Residential.

Existing Site Features

The subject property is 3.51 acres in size, contains a multi-story office
building with a low drainage area on the west side of the property that is
wooded. (See page A2.)




Planning

Guide Plan designation: OR - Office Residential. (See page A5.)
Zoning: POD-1, Planned Office District (See page A3.)

Site Circulation

Access to the commercial portion of the development would be from France
Avenue only. A new curb cut to France would be required. France Avenue is
a County roadway, therefore would require Hennepin County approval. This
access would be right-in and right-out only and would lead to the underground
parking area. (See page A22.) There is an existing turn in lane on France
Avenue that would remain. This could be used as a drop off area, and valet
parking.

Hennepin County has provided a preliminary review of the plans, and has
indicated that they would not approve the right-in and right-out access to the
retail, and would like to eliminate the existing turn in lane on France Avenue.
Should these access points not be allowed; the entire project may have to be
re-configured.

Access to the residential portion of the development would be from 72"
Street. There would be full access in, and right out only. (See page A22.)

Extensive pedestrian paths are planned for the site. A new north/south
sidewalk, separated from the street, would be created along France Avenue.
As recommended in the Sketch Plan review, the sidewalk has been
separated from the turn in lane along France Avenue.

A new east/west sidewalk, separated from the street would be built along 72"
Street. (See page A21.) There would also be an interior circular sidewalk in
the court yard area inside the residential portion of the site. (See page A21.)

Traffic & Parking Study

Wenck and Associates conducted a traffic study. (See the attached study on
pages A_73-A94.) The study concludes that the proposed development could
be supported by the existing adjacent roadways. There would not be a
change to the current level of service on the roads. No improvements would
be needed to the roadway, other than what is proposed on 72" Street.

However, as mentioned above, Hennepin County has indicated that they
would not allow the access on France Avenue as proposed. Any condition of
approval would require County approval or a re-working of the development
to provide other access points off 72",




Shadow Study

The applicant completed a shadow study to determine impacts the height of
the building might have on the surrounding area. (See pages A54—-A56.) As
demonstrated, the biggest impact would only be for a few hours roughly from
9 am to noon in the winter months when shadows would be cast over the
single family homes to the northwest. (See page A%54.)

Landscaping

Based on the perimeter of the site, the applicant is required to have 40 over
story trees and a full complement of understory shrubs. The applicant is
proposing 77 overstory trees, including existing and proposed. The trees
would include a mixture of Oak, Maple, Hackberry, Spruce, Honeylocust
Aspen, and Linden. (See pages A36—-A37, and the development plan book.) A
full complement of understory landscaping is proposed around the buildings.
Final Landscaping would be more closely reviewed with the Final Site Plan.
The west side of the property is a wooded area that would remain to provide a
natural buffer area to the low-density residential area to the west.

Loading Dock/Trash Enclosures

Loading for both the retail and residential space would take place from the
courtyard area, and would be located inside the building. (See page A22.)
Trash would be collected within the buildings and would also pick up from
within the courtyard area.

Grading/Drainage/Utilities

The city engineer has reviewed the proposed plans and has a few concerns.
(See the engineer’'s memo on pages A68-A72.) These issues should be
addressed at the time of Final Plan review.

Any approvals should be conditioned on the conditions outline in the director
of engineering’s memo dated November 3, 2014.

Building/Building Material

The building would be constructed of brick, limestone, stucco, composite
panels, precast concrete, and glass; “Edina” limestone is proposed at the
street level on France Avenue. (See renderings on pages A17-A19 and A23-
A26.) A materials board would be presented at the Final Site Plan phase.




Signage

The underlying zoning of the property would be POD-1, therefore, would be
subject to signage requirements of that zoning district. Should this project be
approved by the City Council; staff would recommend a full signage plan be
submitted as part of the Final Development Plan. Plans should specifically
include location and size of monument signs and way finding signage.
Specific signage regulations would be incorporated into the PUD Zoning
District including way finding signage.

Setback from Single Family Homes

Within the underlying POD-1 zoning district, the Edina City Code requires that
buildings five stories tall be required to be setback twice the height of the
building from the property line of single family homes. The five-story portion of
the building would be setback 320 feet from the nearest R-1 property. (See
page A2a.) Based on the height of the five-story portion of the building, the
required setback is 153 feet.

Comprehensive Guide Plan/Density

To accommodate the request, three amendments to the Comprehensive Plan
are requested:

> Building Height — from 4 stories and 48 feet to 5 stories and 76.5
feet.

» Housing Density — from 30 units per acre to 50 units per acre.

> Floor Area Ratio — from .5 to 1.49.

Density. The proposed density of 50 units per acre exceeds the density
range for the City’s Office Residential area in the Comprehensive Plan by 20
units per acre. (See recent Comprehensive Plan Amendment for Approved
Density in the OR District on page A10.) The proposed 50 units per acre
density is on the higher end of existing development, but generally consistent
with recent development projects.

Development Address Units Units Per Acre
Yorktown Continental (Senior 7151 York 264 45
Housing)

The Durham 7201 York 264 46
6500 France (Senior Housing) 6500 France 179 76
York Plaza Condos 7200-20 York 260 34
York Plaza Apartments 7240-60 York 260 29







enclosed), institutional
uses, parks and open
space. Vertical mixed use
should be encouraged,
and may be required on
larger sites.

Using the above amended text as a basis for review of the subject project, a case
could be made to support the proposed high density through the PUD Zoning
process.

Height. At Sketch Plan review, the Planning Commission and City Council
expressed some concern in regard to six-stories on the site. Podium height was
recommended to minimize the height. The applicant has attempted to address
the issue by increasing the podium height on France by 10 feet; and reduced the
height from six-to-five stories. (See comparison on page A27.) Should the
Planning Commission and City Council choose to support the proposed height
increase; staff would recommend the following amendment to the
Comprehensive Plan:







Planned Unit Development (PUD)

Section 36-253 of the Edina City Code 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;

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;

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;

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

maintain or improve the efficiency of public streets and
utilities;

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

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 proposal would meet the purpose and intent of the PUD, as most of
the above criteria would be met. The site is guided in the Comprehensive
Plan as “Office Residential - OR,” which allows residential use and retall
on a limited basis. Mixed uses are encouraged.

The primary use would be residential; and the retail use would be
secondary, and serve not only the new residential use, but residential
uses and office uses in the area. The site would be very pedestrian
friendly with extensive pedestrian paths planned for the site. A new
north/south sidewalk, separated from the street, would be created along
France Avenue; a new east/west sidewalk, separated from the street
would be built along 72" Street, and interior sidewalks would be provided.
(See page A21.)

As recommended in the Comprehensive Plan, and by the Planning
Commission and City Council as part of the Sketch Plan review, podium
height would be utilized on France Avenue and from the low-density
residential area to the west to lessen impact to the single-family and two-
family homes to the west. There would be three-story apartments on the
west side; and the wooded area on the west side of the site would also be
preserved to screen the use. (See page A20.)

The applicant is also proposing sustainability principles within their project
narrative. (See page A14.) The project would include high efficiency
mechanical equipment, appliances and electrical fixtures. Roof mounted
photovoltaic panels for electrical energy generation are proposed. The
applicant is pledging an energy savings 20% over current energy code
requirements.

The proposed buildings would be a high quality brick, limestone, precast
concrete, composite metal panel and glass building. “Edina” limestone is
proposed at the street level on France. (See pages A24-A26.)

The most significant element of the plan, in regard to PUD requirements,
is providing 20% of the units for affordable housing. That would be 32
units toward the city’s goal of 212 units by the year 2020 as established
with the Metropolitan Council.
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2. Applicability/Criteria

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

The proposed uses, residential and limited retail are uses allowed in the
Office Residential area, as described in the Comprehensive Plan.

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 site is guided in the Comprehensive Plan as “Office Residential
— OR,” which encourages the mixing of uses. In this instance the
uses are residential and limited retail. The proposed uses are
therefore, consistent with the Comprehensive Plan.

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;

Again, the proposal is for a mixture of land uses.

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 density is not consistent with the Comprehensive
Plan. The Comprehensive Plan would have to be amendment for
the proposed development to be built.

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

Below is a compliance table demonstrating how the proposed new
building would comply with the underlying POD-1 Zoning Ordinance
Standards. Should the City decide to rezone this site to PUD, the
proposed setbacks, height of the building and number of parking

stalls would become the standards for the lots. Please note that a
few City Standards are not met under conventional zoning.

described in #1 above would be met.

Compliance Table

However, by relaxing these standards, the purpose and intent, as

City Standard (POD-1) Proposed
Building Setbacks
Front — France 77 feet 26 feet*
Avenue 77 feet 27 feet*
Front — 72™ Street 77 feet 5 feet*
Side — South 34 & 46 feet 75 feet
Rear — West

Building Height

Four stories and

Five Stories &

48 feet 77 feet*
Maximum Floor Area 5% 1.49%*
Ratio (FAR)
Parking Stalls 440 total 506 spaces total
200 — retail/restaurant 201 retail
240 enclosed (residential) 305 enclosed
residential
Parking Stall Size 8.5'x18 8.5x18
Drive Aisle Width 24 feet 24 feet

* Variance would be required under POD-1 Zoning (See page A21a.)
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PRIMARY ISSUES/STAFF RECOMMENDATION
Primary Issues
e Is the PUD Zoning District appropriate for the site?

Yes. Staff believes that the PUD is appropriate for the site for the following
reasons:

1. As highlighted above, the proposal meets the City’s criteria for PUD zoning.
In summary the PUD zoning would:

a. Provide a development that includes 20% (32 units) of the residential
units as affordable housing. This project would help the City toward
meeting its goal of creating 212 additional affordable housing units by
the year 2020. Given the City of Edina’s high cost of land, it has been
difficult in achieving affordable housing. The increase in floor area ratio
and density is required to make the development work.

b. Provide a mixture of use within the building with residential and retail.

c. Create a pedestrian friendly development with extensive pedestrian
paths planned for the site. A new north/south sidewalk, separated from
the street, would be created along France Avenue; and a new east/west
sidewalk, separated from the street would be built along 72" Street.
(See page A21.) There would be additional sidewalks provided within
the courtyard area that would connect residents to the retail uses on
France. (See page A21.)

d. Podium Height would be used on both France Avenue and the west
side of the development toward the low-density residential area.

e. The applicant is also proposing some sustainability principles within
their project narrative. (See page A14.) The proposal includes high
efficiency mechanical equipment, appliances and fixtures, high
performing fiberglass and storefront window that meet Energy Star
requirements. The applicant proposes a 20% improvement over current
energy code requirements.

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

2. The proposed uses would fit in to the neighborhood. The proposed

residential use with limited retail would fit this neighborhood. Mixed use is
encouraged within the OR, Office Residential area.
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The existing roadways would support the project. Wenck and Associates
conducted a traffic impact study, and concluded that the proposed
development could be supported by the existing roads subject to conditions.

Assuming the adoption of the proposed Comprehensive Plan Amendment,
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.

b. Movement Patterns.
= Provide sidewalks along primary streets and connections to
adjacent neighborhoods along secondary streets or walkways.
= A Pedestrian-Friendly Environment.

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

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

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

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

g. Incorporate principles of sustainability and energy conservation into all
aspects of design, construction, renovation and long-term operation of
new and existing development.

h. 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.

i. Provide affordable housing.

J. Create podium height.
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e Are the proposed Comprehensive Plan Amendments reasonable to
allow the proposed development?

No. For the following reasons, staff believes the proposal development is too
dense for this site:

1. The proposed development would allow for a floor area ratio that would be
nearly three times the floor area ratio currently allowed for this site. Under
the current POD-1 zoning classification; a floor area ratio of .5 is allowed.
The proposed FAR is 1.49. When comparing the recent comprehensive plan
amendment that was approved for the Lennar project at 6725 York Avenue;
the amount of floor area ratio over and above the City Code and
Comprehensive Plan requested here is far greater. For the Lennar project,
the allowed FAR was 1.0 and the proposed FAR was 1.27.

2. The proposed density is nearly double allowed by the Comprehensive Plan.
A maximum of 30 units per acre is allowed, and 50 are proposed.

3. This area on the west side of France Avenue is seen as a transition area
from the low density residential to the west and the higher intensity
commercial area on the east side of France. (See page A5 and A10 of the
Comprehensive Plan.) The Comprehensive Plan describes this area as a
“transitional area along major thoroughfares or between higher-intensity
districts and residential districts.” (See page A10.)

4. The proposal may set a precedent for similar development requests at this
density. There are several properties within this OR area that have buildings
in similar condition, that may be ripe for redevelopment. (See page A5.)

5. The Planning Commission is about to begin a study of the impact on greater
development density in the Southdale area, with an emphasis on
development in this OR, Office Residential area. Allowing a development
within this area prior to completion of an impact study, may be premature.

6. While the applicant has made positive improvements to reduce the size of
the development proposed at the sketch plan; staff does not believe they
have reduced the size of the development enough to provide a development
that is more consistent with the Comprehensive Plan.

7.  Preliminary indications from Hennepin County is that they would not allow
access to France Avenue.
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Staff Recommendation

Comprehensive Plan Amendments

While the project does contain a number of components that are desired in the
Comprehensive Plan, however, due to the size of the project, staff recommends
that the Planning Commission recommend that the City Council deny the
requests for Comprehensive Plan Amendments based on the following findings:

1.

The proposed development would allow for a floor area ratio that would be
nearly three times the floor area ratio currently allowed for this site.

The proposed density is nearly double allowed by the Comprehensive Plan.
A maximum of 30 units per acre is allowed, and 50 are proposed

This area on the west side of France Avenue is seen as a transition area
from the low density residential to the west and the higher intensity
commercial area on the east side of France. The Comprehensive Plan
describes this area as a “transitional area along major thoroughfares or
between higher-intensity districts and residential districts.” The proposed
development is more for square footage than what would normally be
allowed in the POD-1 Zoning District.

The proposal may set a precedent for similar development requests at this
density. There are several properties within this OR, Office Residential area
that have buildings in similar condition that may be ripe for redevelopment.

The proposed development is pre-mature given the Planning Commission’s
plan to study of the impact on greater development density in the Southdale
area, with an emphasis on the west side of France in this OR, Office
Residential area.

While the applicant has made positive improvements to reduce the size of
the development proposed at the sketch plan; staff does not believe they
have reduced the size of the development enough to provide a development
that is more consistent with the Comprehensive Plan.

The availability of access to France Avenue is questionable. If the County
does not allow access, the plans may need to be revised.

Preliminary Rezoning to PUD & Preliminary Development Plan

Because of the denial recommendation on the Comprehensive Plan
amendments, staff recommends that the Planning Commission recommend the
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City Council deny the Preliminary Rezoning from POD-1, Planned Office District
to PUD, Planned Unit Development District

Denial is subject to the following findings:

1.

The proposed development would allow for a floor area ratio that would be
nearly three times the floor area ratio currently allowed for this site.

The proposed density is nearly double allowed by the Comprehensive Plan.
A maximum of 30 units per acre is allowed, and 50 are proposed

This area on the west side of France Avenue is seen as a transition area
from the low density residential to the west and the higher intensity
commercial area on the east side of France. The Comprehensive Plan
describes this area as a “transitional area along major thoroughfares or
between higher-intensity districts and residential districts.” The proposed
development is more for square footage than what would normally be
allowed in the POD-1 Zoning District.

The proposal may set a precedent for similar development requests at this
density. There are several properties within this OR, Office Residential area
that have buildings in similar condition that may be ripe for redevelopment.

The proposed development is pre-mature given the Planning Commission’s
plan to study of the impact on greater development density in the Southdale
area, with an emphasis on the west side of France in this OR, Office
Residential area.

While the applicant has made positive improvements to reduce the size of
the development proposed at the sketch plan; staff does not believe they
have reduced the size of the development enough to provide a development
that is more consistent with the Comprehensive Plan.

The availability of access to France Avenue is questionable. If the County
does not allow access, the plans may need to be revised.

Deadline for a city decision: February 1, 2015
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RESOLUTION NO. 2014-68
APPROVING COMPREHENSIVE PLAN AMENDMENTS
REGARDING RESIDENTIAL DENSITY FOR MIXED USE AREAS,
BUILDING HEIGHT, FLOOR AREA RATIO AND LAND USE

Section 1. BACKGROUND.

1.01

1.02

1.03

The Metropolitan Council has requested that the City of Edina establish new residential
density ranges within the City’s Comprehensive Plan to better align with the description of
the uses allowed within each District. Floor area ratio alone cannot be used to determine
densities within mixed use areas as suggested in the text of the Comprehensive Plan.

Lennar Corporation is proposing to tear down the existing retail building at 6725 York
Avenue, and single family homes at 6712, 6708, 6704, 6700 and 6628 Xerxes’/Avenue, and build
a six-story, 240 unit upscale apartment building with 11,000 square feet of retail on the first
level. To accommodate the request, three amendments to the Comprehensive Plan were
approved by the City Council:

1. Building Height - from 4 stories and 48 feet to 6 stories and 70 feet.

2. Floor Area Ratio - to exceed 1.0 in some instances.

3. Re-guiding the Land Use Plan for the five single-family homes on Xerxes from Low
Density Residential to Community Activity Center.

On June 11, 2014, the Planning Commission recommended approval of the Comprehensive
Plan Amendment. Vote: 7 Ayes and 0 Nays.

Section 2. FINDINGS

2.01

2.02

2.03

The Edina Comprehensive Plan is a guide for development and redevelopment in the city that
establishes density ranges for the purposes of managing growth. Density in mixed use and
planned commercial districts are primarily regulated by Floor Area Ratio within the existing
Edina Zoning Ordinance.

Residential density ranges within the City’s mixed use areas including CAC, Community
Activity Center; MXC, Mixed Use Center; OR, Office Residential; and NC, Neighborhood
Commercial District are between 1-2 and 2-3 units per acre, which are not feasible for the

intended mixed-use character or opportunity in these areas. The City’s LDR, Low Density
Residential District allows up to 5 units per acre, which is a higher density than the above
mixed use districts. The RM, Regional Medical District does not have a residential density
range and senior housing is a permitted use.

By establishing new residential density ranges for these areas, the city would create the
feasibility for mixed use projects. Changes to these residential density ranges would be
accommodating growth that had already been anticipated and planned for in the City’s future
population projections.
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