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France Avenue Southdale Area Working Principles 
and Supporting Questions  

(June 16, 2015) 

Element Working Principle and Supporting Questions 

Give-to-Get; Plan & 
Process

Allow latitude to gain tangible and intangible outcomes 
aligned with the district principles. 

1 How does the proposal contribute to the realization of the 
principles for the district? 

2 How can the proposal move beyond the principles for the district? 
3 What tangible and intangible outcomes might be offered by the 

proposal but cannot be achieved by the project on its own? 
4 What does the proposal offer as a way of balancing those 

outcomes provided by others? 
5 What alternatives were explored to arrive at a proposal that is best 

aligned with the principles and the opportunities of the district? 

Edina Cultural 
Preferences; Identity

Advance quality through thoughtful and artful design of 
buildings and publicly accessible spaces, highlighted 
human activity, and enhanced economic vibrancy. 

1 Discuss the materials and construction techniques intended for the 
building and the site with attention directed to ensuring an 
enduring quality is achieved, especially considering whether the 
proposal is a background or foreground element of the district. 

2 What qualities of the proposal will be most valued by the 
community in 50 years?  

3 Describe the ways in which the proposal highlights human activity 
in the building and on the site, especially when viewed from 
adjacent or nearby public ways? 

4 In what ways does the proposal enhance the economic vibrancy of 
the district? 

5 How does the proposal adapt itself to changing economic 
opportunities of the community and the district? 

District Function Look beyond baseline utilitarian functions of a single 
site to create mutually supportive and forward-looking 
infrastructure sustaining the district. 

1 Describe the ways in which the proposal is self-supporting related 
to on- and off-site infrastructure and resources. 

2 What impacts does the proposal pose on existing on- and off-site 
infrastructure? 

3 What elements of the proposal support infrastructure needs of 



adjacent or nearby sites? 
4 Describe the infrastructure features of the proposal that are truly 

extraordinary by relating the performance of those features to 
current standards, requirements, or best practices. 

5 How the proposal relies on infrastructure of the district for 
baseline performance? 

Comprehensive 
Connections; 
Movement 

Foster a logical, safe, inviting and expansive public 
realm facilitating movement of people within and to the 
district. 

1 What features and amenities does the proposal lend to the public 
realm of the district? 

2 What features and amenities does the proposal introduce to 
extend the sense of an expansive and engaging public realm to its 
site? 

3 Demonstrate the ways in which the proposal supports pedestrians 
and bicyclists movement and identify those nearby district features 
that are important destinations. 

4 What features does the proposal employ to ensure a safe and 
inviting pedestrian experience on the site? 

5 … 

Site Design; 
Transitions 

Encourage parcel-appropriate intensities promoting 
harmonious and interactive relationships without 
“leftover” spaces on sites. 

1 How does the proposal relate in terms of scale to it neighbors? 
2 How does the proposal make full use of the available 

site, especially those portions of the site not occupied by parking 
and buildings? 

3 How does the proposal interact with its neighbors? 
4 Describe the zones of activity created by the proposal and compare 

those areas to zones of activity on adjacent and nearby sites. 
5 … 

Health Advance human and environmental health as the public 
and private realms evolves. 

1 How does this proposal enhance key elements of environmental 
health (air, water, noise, habitat)? 

2 How does proposal mitigate any negative impacts on 
environmental health on its own site? 

3 How does proposal provide for a healthful environment beyond 
the current condition? 

4 Describe ways in which human health needs are advanced by the 
proposal. 

5 … 



Innovation  Embrace purposeful innovation aimed at identified and 
anticipated problems. 

 1 Identify the problems posed by the proposal or the district 
requiring innovative solutions and describe the ways in which the 
proposal responds? 

 2 Describe the metrics to be used to compare the innovations posed 
by the proposal. 

 3 For those solutions posed by the proposal as innovative, describe 
how they might become “best practices” for the district. 

 4 Describe innovations in systems and aesthetics and the ways in 
which systems and aesthetics for integrated solutions. 

 5 Describe other projects where innovations similar to those 
included in the proposal have been employed. 
 

   
Land Use; Live-able 
Precincts 
 

 Promote well-balanced aggregations of “come to” and 
“stay at” places focused on human activity and linked to 
an engaging public realm. 

 1 How does the proposal complement the mix of uses in the district?  
 2 Describe the proposal in terms of “come to” and/or “stay at” 

places. 
 3 What adjacent or nearby “come to” or “stay at” places does the 

proposal rely on for vitality? 
 4 Demonstrate the flows of activity generated by the site during a 

typical weekday and weekend day. 
 5 In what ways does the proposal interact with surrounding sites to 

encourage an engaging public realm? 
 

   
Economic Vitality  Ensure every component contributes to the sustained 

economic vitality of the district and the community. 
 1 Describe the proposal in terms of its economic contributions to the 

district. 
 2 How does the proposal enhance development on adjacent or 

nearby sites? 
 3 What features of the site or district limit the potential of the 

proposal from being fully realized? 
 4 Why is the proposal best situated on its proposed site from the 

perspective of economic vitality? 
 5 How does the proposal make the district and the community a 

better place? 
   
 



Shared Parking Memo 
(based on 1974 Plan)





Affordable Housing Policy 

At its Oct. 6, 2015 meeting, the City Council adopted an affordable housing 
policy. The approved policy, which take effect Nov. 1, 2015, is below. 

Background 

The City recognizes the need to provide affordable housing in order to maintain a 
diverse population and to provide housing for those who live or work in the City. Since 
the remaining land appropriate for new residential development is limited, it is essential 
that a reasonable proportion of such land be developed into affordable housing units. As 
such, the City of Edina adopts the following Affordable Housing Policy: 

The Policy 

1. This policy applies to all new multi-family developments of 20 or more units that 
require a re-zoning to Planned Unit Development (PUD) or a Comprehensive Plan 
amendment. 

2. New rental developments will provide a minimum of 10% of all rentable area at 50% 
affordable rental rates or 20% of all rentable area at 60% affordable rental rates as 
defined below. 

3. New for sale developments will provide a minimum of 10% of all livable area at 
affordable sales prices as defined below. 

4. New rental housing will remain affordable for a minimum of 15 years, and this 
requirement will be memorialized by a land use restrictive covenant. 

5. Recognizing that affordable housing is created through a partnership between the 
City and developers, the city will consider the following incentives for developments that 
provide affordable housing: 

a. Density bonuses 

b. Parking reductions 

c. Tax increment financing 

d. Deferred low interest loans from the Edina Housing Foundation 

6. It is the strong preference of the City that each new qualifying development provide 
its proportionate share of affordable housing, however, the City recognizes that it may 
not be economically feasible or practical in all circumstances to do so. As such, the City 



reserves the right to waive this policy (only if circumstances so dictate, as determined 
by the City). In lieu of providing affordable housing in each new qualifying development, 
the City may consider the following: 

a. Dedication of existing units in Edina equal to 110% of what would have been 
provided in a proposed new development. These units would need to be of an 
equivalent quality, within the determination of the City. 

b. New construction of units of an equivalent quality within the City at a different 
site, at the discretion of the City. 

c. Participation in the construction of affordable dwelling units of an equivalent 
quality by another developer on a different site within the City. 

d. An alternative proposed by a developer that directly or indirectly provides or 
enables provision of an equivalent amount of affordable housing within the City. 

Definitions 

Rental Housing 

Either 10% of all rentable area is both rent restricted and occupied by persons whose 
income is 50% or less of area median gross income, 

Or 20% of all rentable area is both rent restricted and occupied by persons whose 
income is 60% or less of area median gross income. 

Both incomes (adjusted for family size) and rental rates (adjusted for bedroom count 
and including utilities) are updated annually by the Minnesota Housing Finance Agency 
(MHFA) and published at www.mnhousing.gov. 2015 income and rental limits are as 
follows: 

  Gross Incomes   Gross Rents 

  60% 50%   60% 50% 

1 Person $36,420 $30,350 Studio $910 $758 

2 Persons $41,580 $34,650 1 Bedroom $975 $812 

3 Persons $46,800 $39,000 2 Bedroom $1,170 $975 

http://www.mnhousing.gov/


4 Persons $51,960 $43,300 3 Bedroom $1,351 $1,125 

5 Persons $56,160 $46,800 4 Bedroom $1,507 $1,256 

6 Persons $60,300 $50,250       

Ownership Housing 

10% or more of all livable area is affordable to and initially sold to persons whose 
income is at or below the levels set in the MHFA’s “Startup Program” (first time 
homebuyer). This program has a sales price limit of $310,000. The Edina Housing 
Foundation has set this limit at $350,000 in consideration of the high prices in Edina. 
The Foundation would recommend the following sales prices be used as the acquisition 
limit in this definition: 

1 Bedroom $250,000 

2 Bedrooms $300,000 

3+ Bedrooms $350,000 

 

The 2015 income limits as published on the MHFA website are as follows: 

1-2 Person Household $86,600 

3+ Person Household $99,500 

Income limits and maximum sales prices are updated annually.  See 
www.mnhousing.gov. 

  

Effective: November 1, 2015 

 

http://edinamn.gov/index.php?section=planning_affordablehousing  

http://www.mnhousing.gov/
http://edinamn.gov/index.php?section=planning_affordablehousing
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North Parking Ramp
East Expansion Concept
3930 Site



North Parking Ramp 
West Expansion Concept 
3944 Site



North Parking Ramp 
West Expansion Concept 
3944 Site



North Parking Ramp 
West Expansion Concept 
3944 Site



North Parking Ramp 
West Expansion Concept 
3944 Site



North Parking Ramp
Vertical Expansion Study





Minnesota Pollution Control Agency 
520 Lafayette Road North St. Paul, Minnesota 55155-4194 I  651-296-6300 

800-657-3864 I 651-282-5332 TTY I www.pca.state.mn.us  I Equal Opportunity Employer 

May 27, 2014 

Mr. Scott Neal, City Manager/Executive Director 

City Of Edina/Housing 8( Redevelopment Authority of Edina, MN 

4801 West 50th  Street 

Edina, MN 55424 

RE: 3930 Building, 3930 1/2 Street West, Edina 

MPCA Project Number VP30170 

PIN: 18-028-24-14-0026 

No Further Action Determination for Soil and Groundwater 

Dear Mr. Neal: 

The Minnesota Pollution Control Agency (MPCA) staff in the Voluntary Investigation and Cleanup (VIC) Program 

has been requested to provide a No Further Action Determination for releases identified at the 3930 Building 

located at the address referenced above (the Site). 

The MPCA staff has reviewed the information submitted for the Site. The Site is zoned for commercial use. The 

building was occupied by Edina Realty at the time of the Phase I Assessment. Historically the Site has been used 

for television sales and repair service, beauty salon, real estate office, dry cleaners and laundromat, print shop, 

stamp and coin shop, an accounting firm, shoe repair, financial services office, typing and phone answering 

service, sales office space, Christian Science Church and reading room, and Western Union. The current use of 

adjoining properties includes commercial and residential. The building located on the Site was demolished in 

preparation for future redevelopment of the property. 

A subsurface soil investigation was conducted at the Site. Fill soil concentrations exceed the MPCA's Tier 1 Soil 

Leaching Values (SLVs) and the Tier 1 Soil Reference Values (SRVs) for calculated benzo(a)pyrene (BaP) 

equivalents (in soil probe GP-2 at 2 to 4 feet below the ground surface). Tier 1 SLVs were exceeded for 

trichloroethylene (TCE) for soil sample concentrations in soil probes GP-1 and GP-2 at 2 to 4 feet below ground 

surface. Tetrachlorothylene (PCE) and TCE above SLVs were found in soil near where an underground storage 

tank was located. 

A Supplemental Limited Phase II Investigation was performed in May 2013, to confirm the absence or presence 

of shallow groundwater contamination associated with the findings of the subsurface soil investigation 

regarding the historic on-site dry cleaner and an upgradient off-site dry cleaner. Four soil borings were 

advanced at the Property and converted to temporary monitoring wells. Shallow groundwater samples were 

collected from all boring locations. Groundwater samples were analyzed for volatile organic compounds 

(VOCs). The results were compared to Minnesota Department of Health Risk Limits (HRLs). All VOC 

concentrations in the groundwater samples were below laboratory detection limits. When the building was 

demolished it was discovered that the underlying soil contained buried asbestos containing waste materials 

and associated impacted soil. For the purpose of this letter, the identified release at the Site is defined as BaP 

equivalents, asbestos, PCE and TCE in soil (Identified Release). 

No Further Action Letter



Mr. Scott Neal 

Page 2 

May 27, 2014 

The evaluation, excavation and disposal of asbestos impacted soil was performed by a licensed asbestos 

contractor. A total of 252 cubic yards of asbestos impacted soil was excavated and disposed at the Vonco II 

landfill. The abandoned underground storage tank discovered in the northeast corner of the Site contained dry 

cleaning solvents. The contents were removed by Safety Clean and the tank removed and disposed of off-site. 

PCE and TCE impacted soil in the tank area was excavated to a depth of 16 feet. Sheet piling was installed to 

allow for the deeper excavation. A total of 635 cubic yards of impacted soil were excavated and disposed at the 

Vonco II landfill. Soil meeting the MPCA criteria for unregulated fill was brought in to backfill the excavations. 

No VOCs were detected in the shallow groundwater and the removal of asbestos impacted soil, BaP impacted 

fill and solvent impacted soil near the tank location completes the remedial actions required for soil. 

Therefore, no further action is required regarding soil and no action is required for shallow groundwater at the 
Site. 

Soil gas concentrations exceed the MPCA's industrial intrusion screening value at a 10 time factor (ISV-10X) for 

1,3-butadiene and tetrachloroethylene (PCE) at soil gas sample SV-1 and for PCE and trichlorothylene (ICE) at 

soil gas sample SV-3 (Soil Gas Release). The present use of the Site for surface parking does not pose a risk from 

soil vapors. The MPCA concurs with the statement in the Implementation Report that future development of 

the Site may require vapor mitigation measures. 

Based on a review of the information provided to the MPCA, the MPCA staff will not request any further 

investigation or remediation of the Identified Release at the Site. Furthermore, the MPCA is issuing a 

determination to take no action under Minn. Stat. §§ 115B.01-115B.18, with respect to the Identified Release. 

Specifically, the MPCA staff will not refer the Identified Release to the U.S. Environmental Protection Agency 

for inclusion on the Comprehensive Environmental Response, Compensation and Liability Information System 

list, to the State Site Assessment staff for preparation of a Hazard Ranking System score, or to the MPCA 

Commissioner for the placement of the Site on the Permanent List of Priorities. 

This determination is based solely on the results of the soil and groundwater investigation work conducted. 

Due to the limited amount of information regarding soil vapors, and the lack of a specific redevelopment plan 

for the property, this letter does not address any conclusions or representations regarding the future need for 

further investigation or response actions relating to the Soil Gas Release. 

Please be advised that the determination made in this letter is subject to the disclaimers found in Attachment 

A. If you have any questions about the contents of this letter, please contact John T.B. Betcher, Project 

Hydrogeologist, at 651-757-2226 or at john.betcher@state.mn.us. 

Sincerely, 

44( 1-,f4  
-Gary KrCiger, Supervisor 

Site Remediation and Redevelopment Section 

Remediation Division 

GOJTB:jmp 

Attachment 

cc: Mandy Bohnenblust, Barr Engineering 



ATTACHMENT A 

DISCLAIMERS 

3930 Building 

MPCA Project Number VP30170 

PIN: 18-028-24-14-0026 

1. Reservation of Authorities 

The MPCA Commissioner reserves the authority to take any appropriate actions with respect to any release, 

threatened release, or other conditions at the Site. The MPCA Commissioner also reserves the authority to 

take such actions if the voluntary party does not proceed in the manner described in this letter or if actions 

taken or omitted by the voluntary party with respect to the Site contribute to any release or threatened 

release, or create an imminent and substantial danger to public health and welfare. 

2. No MPCA Assumption of Liability 

The MPCA, its Commissioner and staff do not assume any liability for any release, threatened release or other 

conditions at the Site or for any actions taken or omitted by the voluntary party with regard to the release, 

threatened release, or other conditions at the Site, whether the actions taken or omitted are in accordance 

with this letter or otherwise. 

3. Letter Based on Current Information 

All statements, conclusions and representations in this letter are based upon information known to the MPCA 

Commissioner and staff at the time this letter was issued. The MPCA Commissioner and staff reserve the 

authority to modify or rescind any such statement, conclusion or representation and to take any appropriate 

action under his authority if the MPCA Commissioner or staff acquires information after issuance of this letter 

that provides a basis for such modification or action. 

4. Disclaimer Regarding Use or Development of the Property 

The MPCA, its Commissioner and staff do not warrant that the Site is suitable or appropriate for any particular 

use. 

5. Disclaimer Regarding Investigative or Response Action at the Property 

Nothing in this letter is intended to authorize any response action under Minn. Stat. § 115B.17, subd. 12. 

Page 1 of 1 
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