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View Notes 
Cornelia Residents no longer have a view of an Office Rooftop (previous con-
dition) nor the view of a Parking Ramp (previously approved condition). 

36' to 76' (varies) 	54' to Podium Stepback 

New evergkens planted 
off-site for qpt. neighbors. 

Loading Area 

Screening Strategies West End 
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ARCHI I ECTS INC 

Aurora on France - Building Height Measurements 

East Elevation - 6500 France Avenue - Primary Architectural Front 

71.5' Above 1st Floor 

= 954.0' 
= 70.5' Above Curb 
= 70.0' Above Grade 

59.0' Above 1st Floor 

= 942.5' 
= 59.5' Above Curb 
= 59.0' Above Grade 

62.0' Above 1st Floor 

= 945.6' 
= 65.00' Above Curb 
= 62.00' Above Grade 

61.5' Above 1st Floor 

= 945.0' 
= 65.2' Above Curb 
= 61.5' Above Grade 

59.0' Above 1st Floor 

= 942.5' 
= 64.5' Above Curb 
= 59.5' Above Grade 

liBnnl 	181 

0 0 

1111_111 

61111713111111 

spoillisiafil  

11 --441. 
ILiIU 	ii 	II 

I I WI 	 1111  
Note There is 30' of lawn 
and landscape betwee building 

I I I and curb here. 

.m11=1 .1 

liii ill 

I. 
1114431 -.... 

Ihmol rr 
roellned 

883.0' Building Grade I I 879.0' Building Grade  
878.0' Top of Curb 	876.8' Top of Curb  
876.0 Existing Grade 	876.0 Existing Grade 

North Elevation - 65th Street West 

883.5' Building Grade  
883.0' Top of Curb 
884.0 Existing Grade 

883.5' Building Grade  
880.5 Top of Curb  
879.0 Existing Grade 

Approximate Center 
Line of Building 

883.5' Building Grade  
879.8' Top of Curb  
878.0 Existing Grade 

To • of Curb Alon 65th St. W. 

III I  11111111 

59.0' Above 1st Floor 

= 942.5' 
= 59.4' Above Curb 
= 59.0' Above Grade 

61.5' Above 1st Floor 

= 945.0' 
= 61.2' Above Curb 
= 60.5' Above Grade 

71.5' Above 1st Floor 

= 954.0' 
= 70.5' Above Curb 
= 70.0' Above Grade 

883.5 Building Grade  
883.1 fop of Curb  
883.0 Existing Grade 

884.5 Building Grade  
883.8 Top of Curb  
884.0 Existing Grade 

I Elf 

list Floor = 0.0 = 883.5' 
884.5 Existing Grade 

Top of Curb Alo   •   France Ave  

Note: Existing Grade Elevation 
taken at location of new building 
footprint 



Finish materials in shaded area 	 Finish materials in sunny area 

SIM 

'  INMPAIMMIERFORTI 
46) ,c, -I, -..„■.,0t..., 	. 

" 

0 Fiberglass Window Frame 

0 Face Brick #1 
, 	,, 	,---- ■ ,, 	: :64;1:: 
- 	 • - 

. 	-- 

,.- 

0 Bronze Tinted Glass 

0 Champagne Aluminum Window Frame 

0 Prefinished Metal Panels 	 

Face Brick #3 , 

, 

- 

t 0 

0 Decorative Precast Concrete 

0 Face Brick #2 

1 k  
... r 

.. 

........,-.......................4 
1 

Corresponds to Elevation Sheets 
\i 	A5.1 and A5.2 

.....—.... -- .-r--- __-, 	 , 

1 1  

1 

- ... 

. 

I 

I 1 

Finish Materials 	 May 23, 2014 

EDWAR1D FARR 	AURORA ON FRANCE  ..,--- -- 	 Invevmen D. LLC 	 ARCHITECTS INC 
MOUNT DEVELOPMENT CO 	 



Site Area • 102,965 sq ft / 2.34 acres 

Property Guided: RM Regional Medical 

71;"1 

Edward A. Farr 

Building Setbacks: 
North 	25 feet 
South 	20 feet 
East 	25 feet /35 feet 44  
West 	44 feet / 54 feet 44  FAIRVIEW SOUTHDALE 

PARKING RAMP 

Coca Requires Harking: 
Nursing Home, 110 Residents • 	28 stalls (enclosed) 	1/4 Residents 
Senior Citizen Dwelling, 100 Units • 

Resident 	 25 stalls (enclosed) 	.25 / unit 
Resident 	 50 stalls (exposed) 	.5 / unit 
Staff 	 29 stalls (exposed) 	1 / employee 
Management 	 1 stall (enclosed) 	1 

44  second setback number is above podium level Required 	 54 enclosed / 79 exposed • 133 stalls 
001, 	  Rop. NO. 76362 
Pro ort 1.12noper 

I 
126 enclosed / 10 exposed • 134 stalls Proposed Parking: 

SKYWAY 
SUPPORT 
COLUMNS 

OUT OUT 

<.0 

Property Zoned: PUD-3 

Proposed Redevelopment: New Senior Care Building 
5 stales, 227,577 gross sq ft a. 
4Not including 1 level of underground parking 155,554 GSF 

Proposed Occupancy: 
Senior Citizen Dwelling Units 

Independent Living Units, Assisted Living Units 
Nursing, Convalescent, Rest Homes 

Transitional Care Suites, Memory Care Suites, Care Suites 

I 	SKYWAY TO RAILlh 
I 	 (THIRD FLOOR) 
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KVERNSTOEN, RONNHOLM & ASSOCIATES, INC, 
CONSULTANTS IN ARCHITECTURAL ACOUSTICS 

 

14 May 2014 

Stephen Michals 
Mount Development Co. 
10400 Viking Dr. Suite 160 
Eden Prairie, MN. 55344 

NOISE REPORT: 6500 FRANCE AVENUE SOUTH 

Kvernstoen, ROnnholm & Associates, Inc. was retained by Mount Development 
Co. to model mechanical noise levels from the building at the south property 
line of the site at 6500 France. 

To that end I gathered sound data for the two chillers on the roof as well as the 
Magic Pac units located on the 3 , 41h, and 5th  floors of the proposed new 
building. I then calculated the expected noise levels from the equipment at the 
loudest locations at the south line of the property. 

For my calculations I used manufacturer's sound data from Magic Pac for 
Model MGEA-09-241 and from York for the two Model YVAA0183ABV46 
chillers equipped with low-sound fans and low-sound-level kit. All units are 
calculated at the 100% level, which is the loudest expected sound level. 

Chillers 

The chillers are located at the NE corner of the 6500 France building in the 
circular element referred to as "the crown". The direct distance from the 
chillers to a person standing at the south property line is approximately 175 ft. 
However, the building and parapet acts as a very effective sound barrier for the 
chillers. I have calculated the noise level at the property line closest to the 
chillers to be below 25 dBA. This is very well within the 50 dBA maximum 
required by Minnesota Rule 7030. See Fig 1 for the location of this calculated 

2444 BRYANT AVENUE SOUTH, SUITE 300 • MINNEAPOLIS, MN 55405 
TEL 612.374.3800 • FAX 612.374.3133 eMAIL info@kracoustics.com  
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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 3rd, 4th, and 5th  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. I 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 L50 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. 

Steven Kvernstoen 
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July 26, 2013 View Looking at Terrace 
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View Looking Northwest 	 July 26, 2013 
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July 26, 2013 View Looking Southeast 

MOUNT DEVELOPMENT CO. 

AURORA 
Investments, LLC 

EDWARD FARR 
ARCHITECTS INC 

AURORA ON FRANCE 

MELititiOAIM NA) 



Sanitary and Water Utilities 
10. Developer's agreement will be required for the realignment of public water main and the installation of 

public sidewalk. 
II. City requires realignment of watermain at SE corner of property in France Avenue. 

a. With realignment, watermain is not necessary along east property line. 
b. Make water service connection off of France Avenue watermain near the NE corner of the 

property. 
c. Extend watermain and a fire hydrant to the front entrance off 65th  Street, near the out driveway. 

12. Remove sanitary sewer to downstream manhole on southwest property corner. 
13. Expose sanitary manhole 4680 on south property line, confirm location and bring to grade. 
14. A revised SAC unit determination will be required at building permit application. 

Storm Water Utility 
15. Provide hydraulic and hydrologic calculations. 
16. Point of France pond outlet elevation is 862.9, 10 year elevation is 864.4 and 100 year elevation is 865.9. 

Provide summary of hydrologic and hydraulic modeling to confirm proper capacity under backwater 
conditions. Confirm no backflow potential from drains near garage that may cause sanitary inflow. 

17. A separate permit is required from 9MCWD 

Grading, Erosion and Sediment Control 
18. Provide erosion, sediment control plan that meets provisions of MPCA construction site general 

permit. Reference notes on detail sheet on ESC plan. Provide permanent erosion control for down 
spout locations. 

Other Agency Coordination 
19. Nine Mile Creek Watershed permit is required. Hennepin County, MDH, MPCA and MCES permits 

are required. These permits may have been started under the previous iteration, but need to be 
revised and resubmitted. 

ENGINEERING DEPARTMENT 
7450 Metro Boulevard • Edina, Minnesota 55439 

www.EdinaMN.gov  • 952-826-0371 • Fax 952-826-0392 
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Infrastructure 0 Engineering u Planning Construction 701 Xenia Avenue South 
Suite #300 
Minneapolis, MN 55416 
Tel: 763 541-4800 
Fax: 763 541-1700 

& Associates, 

Memorandum 

DATE: 	June 26, 2013 

To: 	Mr. Cary Teague, Planning Director 
Mr. Wayne Houle, Public Works Director 
City of Edina 

FRom: 	Charles Rickart, P.E., PTOE 

RE: 
	

Aurora on France Senior Housing Development (6500 France Avenue) 
Traffic and Parking Study 
City of Edina, MN 
WSB Project No. 1686-43 

Background 

Traffic and Parking Studies were completed in April, June and October 2012 documenting the 
anticipated impacts the proposed redevelopment of both 6500 France Avenue and 4005 65th  
Avenue sites would have on the adjacent roadway system. The site and proposed redevelopment 
has again been revised. This memorandum provides an updated review of the traffic and parking 
impacts, based on the revised site plan and development proposal. The project location is shown 
on Figure 1. 

The revised development plan includes a change in the proposed use on the site from medical 
office to a senior housing and skilled care facility. The current approved plan for the site includes 
a 102,965 sf medical office building with a 548 vehicle parking ramp. The new proposed senior 
housing and skilled care facility will include 209 units with 144 parking spaces. 

In addition, the current approved plan included two full movement access locations on 65th  Street 
and a right out only access to southbound France Avenue. Access to the existing sites is currently 
provided at two (2) full movement driveway locations from 65th  Street to each property (four 
driveways). All access to the proposed development plan will be from 65th  Street at two 
locations. The primary access to the underground parking will be on the west side of the site. A 
second access will be located in the center of the site and will be utilized for visitor drop-offs. 
The proposed site plan is shown on Figure 2. 

The traffic impacts of the existing and anticipated development were evaluated at the site access 
locations as well as the primary impacted intersections and driveway along 65th  Street between 
France Avenue and Valley View Road. The following sections of this report document the 
analysis and anticipated traffic and parking impacts for the proposed redevelopment. 
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Existing Traffic Characteristics 

France Avenue (CSAH 17) is north/south a 6-lane divided Arterial roadway from south of 66th  
Street to north of 65th  Street. Primary access to York Avenue is by local streets and development 
driveways. The posted speed limit on France Avenue in the vicinity of the site is 40 mph. 

65th  Street 65th  Street is an east/west City street with numerous access driveways. The existing 
roadway configuration includes a single lane in each direction with a continuous center left turn 
lane (three lane section). All the driveway access points are controlled with stop signs, stopping 
the exiting movements from the developments. A 30 mph speed limit is posted on this roadway. 

The two primary intersections along the 65th  Street corridor are at France Avenue and Valley 
View Road. Both France Avenue and Valley View Road are classified as "A" Minor Arterials 
providing regional access to the area. Both intersections are controlled with traffic control 
signals. The lane configurations at each are as follows. 

65th  Street at France Avenue 
SB France Ave approaching 65th  St — 
NB France Ave approaching 65th  St — 
EB 65th  St approaching France Ave — 
WB 65th  St approaching France Ave 

65th  Street/TH 62 off ramp at Valley View Road 
SB Valley View Rd approaching 65th  St — one through, one left 
NB Valley View Rd approaching 65th  St — one through/right, two through 
EB TH 62 off ramp approaching Valley View Rd — one free right, one through/left 
WB 65th  St approaching Valley View Rd — one right/left 

AM and PM peak hour turning movement counts were conducted along 65th  Street at each access 
driveway, the intersection of France Avenue at 65t1i  Street and the intersection of Valley View 
Road at 65th  Street/TH 62 off ramp the week of February 20th, 2012. 

Figure 3 shows the intersections and driveways along the corridor that were analyzed as part of 
this traffic study and, Figure 4 shows the existing 2012 AM and PM peak hour traffic volumes 
with the existing lane configuration. The traffic count data is included in the Appendix. 

Background (Non Development) Traffic Growth 

Traffic growth in the vicinity of a proposed development will occur between existing conditions 
and any given future year due to other growth and development within the region. This 
background growth must be accounted for and included in future year traffic forecasts. 
Reviewing the historical traffic counts on in the area traffic has stayed constant or dropped in the 
past few years. In order to account for some background growth in traffic a .05% per year factor 
was applied to the through traffic on 65th  Street, France Avenue and Valley View Road to the 
2014 and 2030 analysis years. 

one through/right, two through, one left 
one through/right, two through, one left 
one through/right, one left 

— one right, one through/left 
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In addition to the regional background traffic, other specific none development related traffic 
was determined and included with the overall background traffic. 

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

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

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

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

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

Table I - Estimated Additional Background Trip Generation 

Use Size 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

Hospital Expansion 77,500 sf 36 21 15 24 10 14 

Apartments 232 units 118 24 94 144 94 50 

Shopping Center 143,880 sf 138 86 52 533 256 277 

Restaurant 8000 sf 87 48 39 79 47 32 

Total New Trips 379 179 200 780 407 373 
Source: Institute of Transportation Engineers Trip Generatio 1 Manual 9th Edition 
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Site Trip Generation 

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

Table 2 - Estimated Site Trip Generation 

Use 
Size 

(units) 

ADT 	 AM Peak 	 PM Peak 

Total In Out Total In Out Total In Out 

Assisted Living 59 157 78 79 9 6 3 13 6 7 

Independent 
Living 50 101 51 50 3 2 1 9 4 5 

Skilled Nursing 
Care 40 96 48 48 6 4 2 7 3 4 

Memory Care 40 96 48 48 6 4 2 7 3 4 

Observation 
Care Rooms 20 48 24 24 3 2 1 4 2 2 

Total New 
Trips 498 249 249 27 18 9 40 18 22 

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

Trip Distribution 

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

25% north on France Avenue 
20% south on France Avenue 
10% from the Hospital across France Avenue 
10% north on Valley View Road 
5% south on Valley View Road 
30% from west on TH 62 

Future Year Traffic Forecasts 

Traffic forecasts were prepared for the year 2014 which is the year the proposed development 
would be completed and for the 2030 conditions which represents the City's Comprehensive 
Plan development time frame. 
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The traffic forecasts were prepared by adding the projected annual background traffic growth 
and the projected non-development background traffic growth to the existing 2013 traffic counts 
to determine the "No-Build" traffic conditions. The anticipated Aurora on France traffic was then 
added to the no-build to determine the "Build" traffic conditions. Figures 5 and 6 show the 
projected 2014 and 2030 Build AM and PM peak hour traffic volumes. 

Traffic Operations 

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

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

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

Analysis Methodology 

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

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

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

Control Delay (Seconds) 

Signalized Un-Signalized 

A <10 <10 

10 — 20 10 — 15 

20 — 35 15 — 25 

35 — 55 25 — 35 

55 — 80 35 — 50 

>80 >50 

Source: HCM 

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

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

The LOS analysis was performed using Synchro/SimTraffic: 

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

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

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

Table 4 - Existing Level of Service 

Intersection 
AM Peak Hour PM Peak Hour 

LOS 
Delay 

(seciveh) 
LOS 

Delay 
(sec/I/eh) 

651h  Street at France Ave C (D) 20.3 B (D) 19.8 

65th  Street at Valley View Rd B (D) 13.8 B (D) 12.5 

65th  Street at 6500 Site 
Driveway 

A (A) 1.0 A (A) 1.2 

65th  Street at 4005 Site 
Driveway 

A (A) 0.5 A (A) 0.4 

65th  Street at Adjacent 
Development Driveways 

A (A) 0.5 —2.2 A (A) 0.4 —2.7 

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

Forecast Traffic Operations 

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

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

By 2030 the analysis indicates that at the intersection of 65th  Street and France Avenue potential 
issues on the 65th  Street approaches and France Avenue left turns may exist. With minor 
intersection and signal improvements (additional turn lane length and signal phasing changes), 
these issues would be minimized, improving the overall intersection LOS back to a C with 20 to 
25 sec delays. 
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Table 5 — Forecast Build with Development 

Intersection 

2014 2030 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

LOS 
Overall 
Delay 

(sec/veh) 
LOS 

Overall 
Delay 

(sec/veh) 
LOS 

Overall 
Delay 

(sec/veh) 
LOS 

Overall 
Delay 

(sec/veh) 

65th  St at France Ave C (D) 21.3 B (D) 19.8 C (D) 23.2 D (E) 37.4 

65th  St at Valley View Rd B (D) 14.3 B (D) 14.8 B (D) 14.5 B (D) 17.8 

65th  St at West Site Access A (C) 1.1 A (A) 1.3 A (C) 1.2 A (C) 1.8 

65th  St at East Site Access A(A) 0.4 A(A) 0.5 A (A) 0.8 A(A) 1.0 

65th  St at Adjacent 
Development Driveways 

A(A) 0.8 — 2.2 A(A) 0.5 — 2.7 A(A) 0.8 — 2.4 A(A) 0.5 — 2.8 

C = Overall LOS, (D) = Worst movement LOS 
	

Source: WSB & Associates, Inc. 

Vehicle Queuin2 Analysis 

A queuing analysis for the existing and future 2014 and 2030 conditions was prepared evaluating 
the anticipated vehicle queuing impacts at the driveways and intersections on 65th  Street between 
France Avenue and Valley View Road. The analysis was conducted using the SimTraffic 
simulation software. 

The results found that during both the AM and PM peak hours, for the existing, and future no-
build and build 2014 and 2030 conditions, the average queues in the corridor do not exceed any 
of the available turn lanes storage. In some cases however, the maximum queues were exceeded. 

The maximum queue represents the longest length of queue that was observed during the 
analysis period. The observations were identified just one time during the peak periods with an 
extremely short duration of less than 2 seconds. In most cases the queues exceed the storage in 
the continuous left turn lane, therefore only blocking the adjacent driveway and not impacting 
through traffic. 

The potential future mitigation at the 65th  Street and France Avenue intersection discussed above 
will improve the flow of traffic on 65th  Street and also minimize traffic blocking the hospital 
entrance. Additional signage could also be added indicating "do not block intersection" and/or 
"no left turns during peak hours" at the hospital entrance should this become an issue. 

Tables showing the average and maximum queue lengths by movement and approach are 
included in the Appendix. 
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Parking Demand 

The parking demand for the proposed development was analyzed based on anticipated uses on 
the site. The parking generation rates used to estimate the parking demand was based on surveys 
of the parking generation for other similar land uses as documented in the Institute of 
Transportation Engineers Parking Generation Manual, 4th  Edition. 

Table 6 below shows a summary of each potential uses, the estimated parking generation rate 
and what the anticipated peak parking demand would be for a typical weekday. This would 
represent the worst case condition for the parking on the site assuming the proposed uses. 

Table 6— Site Parking Demand per ITE 

Use Size Rate Spaces 

Assisted Living 59 0.41 spaces/unit 25 

Independent Living 50 1.00 spaces/unit- 50 

Skilled Nursing Care 40 0.48 spaces/unit 20 

Memory Care 40 0.48 spaces/unit 20 

Observation Care Rooms 20 0.48 spaces/unit 10 

Total Parking Demand 125 

The current City Code would require a total of 138 parking spaces for the proposed development. 
Currently the proposed site is estimating 144 spaces available. Table 7 shows a breakdown of the 
parking required per City Code. 

Table 7— Parking Required per City Code 

Use Size Rate Spaces 

Assisted Living 59 
0.75 per unit + 
1 per employee 60 

Independent Living 50 
0.75 per unit + 
1 per employee 53 

Skilled Nursing Care 40 1 per 4 beds 10 
Memory Care 40 1 per 4 beds 10 
Observation Care Rooms 20 1 per 4 beds 5 

Total Parking Demand 138 

Based on the results of the parking analysis, it can be concluded that the parking proposed with 
the site plan would be adequate for the proposed senior housing and skilled care facility. 
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Conclusions /Recommendation 

Based on the analysis documented in this memorandum, WSB has concluded the following: 

• The proposed Senior Housing and Skilled Care Facility project including planned 209 
units is anticipated to generate an additional 27 trips in the AM peak hour and 40 trips in 
the PM peak hour. 

o Additional trips will be generated from other approved or anticipated development in the 
surrounding area. These uses will generate an additional 379 trips in the AM peak hour 
and 780 trips in the PM peak hour. 

O Existing traffic operations at the intersections and driveways in the study area on 65tth 
Street are all operating at overall LOS D or better for the both the AM and PM peak 
hours. 

O Traffic operations at the intersections and driveway on 65th  Street between France 
Avenue and Valley View Road with or without the proposed site development for the 
forecasted conditions in 2014 and 2030 will continue to operate at an overall LOS D or 
better during the AM and PM peak hours. 

o The intersection of 65th  Street and France Avenue may have potential delay issues with 
full development in 2030. With the minor intersection and signal improvements 
(additional turn lane length and signal phasing changes), these issues would be 
minimized, improving the overall intersection LOS back to a C. 

o The results of the queuing analysis found that during both the AM and PM peak hours, 
for the existing, and future no-build and build 2014 and 2030 conditions, the average 
queues in the corridors do not exceed any of the available turn lane storage. 

49  The proposed site plan provides parking to meet both City Code and anticipated parking 
generation based on ITE guidelines. 

Based on these conclusions the following is recommended. 

1. Provide the proposed roadway internal roadway improvements as shown on the proposed 
site plan (Figure 2). 

2. Although no improvements to the France Avenue at 65th  Street intersection are 
specifically required at this time. Should delays and queuing become an issue in the 
future, minor intersection turn lane and phasing improvements may be necessary. Should 
these improvements be required in the future the Aurora on France Senior Housing 
development will be responsible for their share of those improvements. 

3. No additional roadway improvements or additional parking would be required to 
accommodate the proposed Aurora on France Senior Housing project. 
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Jackie Hoogenakker 

  

    

From: 	 Penny Smith <Penny.smith@att.net> 
Sent: 	 Saturday, June 14, 2014 8:19 PM 
To: 	 Jackie Hoogenakker 
Subject: 	 Aurora project 

I live at #603 at Point of France. Our condo overlooks the project. I support the development and feel it will be an asset 
to the area. 

I just received your recent mailing with the latest architect drawing. If my recollection is correct, the exterior originally 

looked more like the Twin Cities Orthopedics with rich looking shades of brown. This current Aurora on France building 

seems to show a cheap yellow look as shown in the latest drawing. I hope it is ONLY the printer shade and not reality. 

That Red 8 on front of the building seems to cheapen the exterior look. I note that those huge beautiful flower pot 
containers originally included on the corner are now missing and replaced with rather pathetic looking low planters. 

Unfortunately, I no longer have the previous drawings of the building, but seems there was also beautiful area (perhaps 

on the green roof) toward the POE side. I hope it is still there. 

Last year, Point of France owners were told that they would be invited to use Aurora's dining facilities, be invited movies 
that would be shown in their movie theater (with a ceiling of twinkling lights to remind folk of Drive In movies) etc . That 

is one reason why I strongly supported the project. I hope this offer has not been eliminated due to any change in 

concept. 

Thank you all for your work on this and other Edina issues. 

Sincerely, 

Penny Smith 
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Jackie Hoogenakker 

From: 
	

Tree <twedin@ncscorcom> 
Sent: 
	

Tuesday, November 04, 2014 10:19 AM 
To: 
	

Jackie Hoogenakker 
Subject: 
	

Aurora project 

Hi 

The project is very nice looking and the skyway to the ramp is nice. From the previous Aurora 
presentations they were touting many amenities that there would be at this facility and with this basic 
outline it doesn't give enough detail to determine exactly but in practical terms only parking for 30 
employees seems short. 

If there are more than 30 staff or vendors there where will they park? 

Jones Harris in Minneapolis and the addition to the Coop at 7600 Xerxes both have parking issues for 
staff with overflow parking all over have you ever driven it buy these places? Are they going to park in 
the lot across from valley view at the park? The streets surrounding the development are no parking, 
65th  France, valley view, what is the plan? Will they be allowed to use the Fairview ramp? 

I guess my concern is our parking lots 	will we have to add staff for a parking guard on our two 
lots? Our receiving lot could be full or empty on any given day and I just see it as a natural 
progression for the Aurora folks to use our lots without some kind of a plan. 

How do I see the rest of the plans noted on the drawing index? 

Thanks! 

Tore4a,  Weal144/ 

NCS 
Sate.4( 
tweciAm..@vic4car.com  
7440 W 78th/Street/ 13Lao-n44vtgto-vti14N 55439 
952-9414464 / 866404-2060/ 952-94/-0396 fot4e., 
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Jackie Hoogenakker 

From: 	 Judie Mattison <judiematt@gmail.com > 
Sent: 	 Sunday, November 02, 2014 7:17 PM 
To: 	 Jackie Hoogenakker 
Subject: 	 6500 France Av S 

I am a resident of Point of France, 6566 France Av. S. I write to support construction of a senior care building at 6500 

France Av. S. which is being considered for final rezoning. This building can be a valuable asset to our neighborhood as it 

serves the growing number of aging people in our community. The neighborhood has other medical services into which 

these services would fit and with whom they can possibly cooperate. I encourage you to approve this beneficial addition 
to our area. 

Judith Mattison 

Point of France #908 
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