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The site’s location on an arterial roadway provides a good location for higher density. The
Comprehensive Plan currently suggests allowing higher density subject to proximity to utilities
capacity, level of transit service available, and impact on adjacent roads. Other desired items to
allow greater density would include: Below grade parking, provision of park or open space,
affordable housing, sustainable design principles, provision of public art, pedestrian circulation, and
podium height.

The proposed project would contain most of these elements. There is adequate utility capacity
available. There is a transit station located at Southdale. A traffic study was done by Spack
Consulting and concludes that there would be minimal impact to the roads, and the existing roads
could support the development. (See study on pages A72-Al41.) WSB has also done a traffic study
of the entire Southdale Area, and also concludes that the proposed density could be supported by
the roadway network. (See pages Al142-A191.) Underground parking would be included; there
would be minimal surface parking lots at ultimate buildout; open space/public area is provided along
the front streets and in front of the building in phase |; affordable housing is proposed to meet the
City of Edina policy of 10% of the area proposed for housing, and the State of Minnesota
requirement that 20% of the units be sold to persons with incomes at 60% of the average median
income, and with respect to rental units, the rents for affordable units do not exceed 30 percent of
60 percent of area median income.

This area is adjacent to the CAC, Community Activity Center, which is the City’s most
intense development district. (See page Al.) A case could be made for extending the CAC
to the West side of France to match the area east of York. Please note that the density
allowed east of York Avenue adjacent to single-family homes to the east is 105 units per
acre. :

Height

The most significant request of the Comprehensive Plan Amendment is in regard to height,
going from a 4-story and 48-foot limit to allow a 26 story, 360-foot tall building. However,
height is typically a function of a Zoning Regulation and not a specific requirement in a
Comprehensive Plan. Comprehensive Plans typically discuss height in general parameters,
and gives guidance for allowing greater height than the Zoning allows as part of a variance
or rezoning request. The proposed amendment would allow the City Council to do just
that. All of the height limitations that are suggested currently in the 2008 Comprehensive
Plan have been memorialized into the Zoning Ordinance with the adoption of the Height
Overlay District. (See the adopted Height Overlay District map on page A5.) An
amendment could give the City Council specific criteria to review when considering this
project or any other with height limits over four stories. Approving this Comprehensive
Plan Amendment would not obligate the City Council to approve a rezoning or height
variance for this project. The merits of that request would be considered at that time.

Additionally, there is a general code provision that requires buildings that are taller than
nine stories to be setback six times the building height to property zoned R-1, Single
Dwelling Unit District. This standard would require a building that is 360 feet tall to be
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setback 2,160 feet from the nearest single-family home. The proposed buildings would have
a setback of 410 and 440 feet.

The tallest buildings in the City of Edina are generally in the Southdale areas. The building
contemplated for this site however, would be the tallest building in the City. The tallest
buildings in Edina include: Park Plaza and Westin at |8-stories; Edina Towers at |7-stories
and the Durham Apartment and Point of France at |3 stories. (See a map and pictures of
the tallest buildings in the Southdale area on pages A54-A71.) Note that the |3 story
Durham is located on the east side of York adjacent to single-family residential homes.

If this building were located on the east side of France, across the street, the visual impact
would be very similar to the neighborhood to the west.

In potentially allowing buildings over four stories, the city could continue to restrict height
adjacent to the single-family homes at 4-stories, through the Zoning Ordinance. The
proposed taller buildings would be located adjacent to France.

The map on the following page shows how the Comprehensive Plan could be amended to
accommodate the change in height designation. In making this change, the allowed height on this
block could be expanded to over four stories, subject to City Council approval of a rezoning to
PUD. The specific requirements that would have to be included in a rezoning or variance
application are listed right after the map on page 7.
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PRIMARY ISSUES/STAFF RECOMMENDATION

Primary Issues

° Is the Comprehensive Plan Amendment density reasonable?

Yes. Staff believes the proposed density is reasonable for the following reasons:

The proposed density range is reasonable for the west side of France Avenue. The
density proposed is less than what is allowed on the east side of York, which is
considered a similar area, as it also transitions to single-family homes to the east.
East of York, south of 66" Street and North of 70" Street allows up to 105 units per
acre, nearly double the density considered here.

Higher Densities are generally located on arterial roadways. The OR district is
generally located on France Avenue, an arterial roadway that connects to both
Crosstown 62 and 1-494.

The densities that have been contemplated as part of the Greater Southdale Area
Study have been 80 units per acre over the whole of the district. Higher Density is
contemplated in between France Avenue and York Avenue (100-125 units per
acre...the existing CAC area allows up to 105 units per acre); and lesser densities
50-75 units per acre west of France and East of York. The City has allowed greater
densities on the east side of York (Envi Edina is 105 units per acre; and the Onyx is
52 units per acre. On the west side of France, the Aurora on France project (senior
housing) is 80 units per acre.

Density proposed is similar or less than density for mixed use areas for surrounding
communities including Minnetonka, Minneapolis, Bloomington, Richfield, and St.
Louis Park. '

Allowing higher densities allows the City greater opportunity to provide affordable
housing units.

Traffic studies done by Spack Consulting and WSB conclude that densities
contemplated on the west side of France can be supported by the existing roadway
system. (See page A73 and pages A142-Al91.)

° Is the Comprehensive Plan Amendment height reasonable?

Yes. Staff believes the proposed height is reasonable for the following reasons:

I.

Height is typically a function of a Zoning Regulation and not a specific requirement in a
Comprehensive Plan. Comprehensive Plans typically discuss height in general
parameters, and gives guidance for allowing greater height than the Zoning allows as
part of a Variance or Rezoning request. The proposed amendment could allow the City
Council to do just that. Staff would suggest that the 2018 Comprehensive Plan follow
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similar guidance. All of the height limitations that are suggested currently in the 2008
Comprehensive Plan have been memorialized into the Zoning Ordinance with the
adoption of the Height Overlay District. (See the adopted Height Overlay District map
on page A5.)

2. The amendment would give the Council specific criteria to review when considering a
project with height limits over four stories on this block. Below is the criterion:

In the OR, Office Residential District, at 3905 69" Street West, a portion of 3939 69*
Street West, and 6900 and 6950 France Avenue, the allowed density may be up to 60
dwelling units per acre, and the allowed height may exceed 4 stories and 48 feet. The
increased density and height are subject to City Council approval of a rezoning to PUD
for a project that must include:

a. Affordable housing. "Affordable housing” means a development in which at least 20
percent of the residential units are restricted to occupancy for at least ten years by
residents whose household income at the time of initial occupancy does not exceed
60 percent of area median income, adjusted for household size, as determined by the
United States Department of Housing and Urban Development, and with respect to
rental units, the rents for affordable units do not exceed 30 percent of 60 percent of
area median income, adjusted for household size, as determined annually by the
United States Department of Housing and Urban Development.

b. Project must meet the City’s affordable housing policy.

c. At least 75% of the floor area in every building, excluding accessory buildings, must be
used for dwellings.

d. Project must provide underground parking.

e. Project must include public art.

f. Public enhancement of the sidewalks around the perimeter and through the site;
including a 50 foot setback from the paved portion of France Avenue and 30 feet back
from 69th to include sidewalks and green space.

g. Building must be of high quality architecture subject to review and approval of the
City Council as part of a Rezoning.

h. Project must include sustainable design principles subject to approval of the City
Council.

i. The development must adequately respond to the Greater Southdale Area Guiding
Principles.

j. Project must include public space.

k. Project must include accommodation for bikes.

I. Buildings over four stories must be separated from the single-family homes on the
west side of Valley View Road by buildings four stories or less to provide a
transitional area between taller buildings on France Avenue and single-family homes
to the west.

Conclusion/Recommendation

As this is a request for a Comprehensive Plan Amendment, the City has complete discretion as to
approving or denying this request. (See the pyramid of discretion on page Aéb.)
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Below are the alternative actions to be considered by the Planning Commission and City Council:

Denial
Deny the request for a Comprehensive Plan Amendment. Denial is based on the following findings:
I. The proposed height is too high given the proximity to the single-family homes to the west.

2. The current zoning standards would require a building that is 360 feet tall to be setback
2,160 feet from the nearest single-family home. The proposed buildings would have a
setback of 410 and 440 feet.

3. This area west of France is considered a transition area between the high density
commercial development on the east side of France and the single family homes to the
west. The proposed height is too tall for this transition area.

4. The density proposed is too high for this site.

Approval
Approve the requests for Comprehensive Plan Amendments as follows:

I.  The density in the OR, Office Residential Area is increased from 30 units an acre to 60 units
per acre.

2. In the OR, Office Residential District, at 3905 69" Street West, a portion of 3939 69" Street
West, and 6900 and 6950 France Avenue, the allowed density may be up to 60 dwelling units
per acre, and the allowed height may exceed 4 stories and 48 feet. The increased density and
height are subject to City Council approval of a rezoning to PUD for a project that must
include:

a. Affordable housing. "Affordable housing" means a development in which at least 20 percent
of the residential units are restricted to occupancy for at least ten years by residents whose
household income at the time of initial occupancy does not exceed 60 percent of area
median income, adjusted for household size, as determined by the United States
Department of Housing and Urban Development, and with respect to rental units, the rents
for affordable units do not exceed 30 percent of 60 percent of area median income,
adjusted for household size, as determined annually by the United States Department of
Housing and Urban Development.

. Project must meet the City’s affordable housing policy.

c. At least 75% of the floor area in every building, excluding accessory buildings, must be used
for dwellings.

d. Project must provide underground parking.

e. Project must include public art.
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f.

Public enhancement of the sidewalks around the perimeter and through the site; including a
50 foot setback from the paved portion of France Avenue and 30 feet back from 69th to
include sidewalks and green space.

Building must be of high quality architecture subject to review and approval of the City
Council as part of a Rezoning.

Project must include sustainable design principles subject to approval of the City Council.
The development must adequately respond to the Greater Southdale Area Guiding
Principles.

Project must include public space.

Project must include accommodation for bikes.

Buildings over four stories must be separated from the single-family homes on the west side
of Valley View Road by buildings four stories or less to provide a transitional area between
taller buildings on France Avenue and single-family homes to the west.

Approval is subject to the following findings:

The proposed density range is reasonable for the west side of France Avenue. The density
proposed is less than what is allowed on the east side of York, which is considered a similar
area, as it also transitions to single-family homes to the east. East of York, south of 66"
Street and North of 70" Street allows up to 105 units per acre, nearly double the density
considered here.

Higher Densities are generally located on arterial roadways. The OR district is generally
located on France Avenue, an arterial roadway that connects to both Crosstown 62 and I-
494.

The densities are consistent with those contemplated in the Great Southdale Area Study.

Density proposed is similar or less than density for mixed use areas for surrounding
communities including Minnetonka, Minneapolis, Bloomington, Richfield, and St. Louis Park.

Allowing higher densities allows the City greater opportunity to provide affordable housing
units.

Height is typically a function of a Zoning Regulation and not a specific requirement in a
Comprehensive Plan.

Traffic studies done by Spack Consulting and VWSB conclude that densities of 60 units an
acre on the west side of France can be supported by the existing roadway system.

The amendment would give the Council specific criteria to review when considering a
project with height limits over four stories.

Public benefits in allowing building height over four stories would include: significant
contributions to the city’s stock of affordable housing units; high quality architecture and
overall development; increase in public space; added green space; significantly pedestrian
friendly developments; increase tax base; catalytic development for future high quality
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development in the area; public art; elimination of surface parking; and underground
parking.

Staff Recommendation:

Staff recommends approval of the Comprehensive Plan Amendment to increase density to up to 60
units an acre in the OR, Office Residential District, and allowing height to be increased to over 4
stories and 48 feet subject to future consideration of a Rezoning to PUD for a project that must
include all the findings and conditions listed above.






















MINNESOTA STATUTES
462.355 ADOPT, AMEND COMPREHENSIVE PLAN; INTERIM ORDINANCE.

Subd. 3. Adoption by governing body. A proposed comprehensive plan or an amendment to it may
not be acted upon by the governing body until it has received the recommendation of the planning
agency or untii 60 days have elapsed from the date an amendment proposed by the governing
body has been submitted to the planning agency for its recommendation. Unless otherwise
provided by charter, the governing body may by resolution adopt and amend the comprehensive
plan or portion thereof as the official municipal plan upon such notice and hearing as may be
prescribed by ordinance. Except for amendments to permit affordable housing development, a
resolution to amend or adopt a comprehensive plan must be approved by a two-thirds vote of all of
the members. Amendments to permit an affordable housing development are approved by a
simple majority of all of the members. For purposes of this subdivision, "affordable housing
development" means a development in which at least 20 percent of the residential units are
restricted to occupancy for at least ten years by residents whose household income at the time of
initial occupancy does not exceed 60 percent of area median income, adjusted for household size,
as determined by the United States Department of Housing and Urban Development, and with
respect to rental units, the rents for affordable units do not exceed 30 percent of 60 percent of
area median income, adjusted for household size, as determined annually by the United States
Department of Housing and Urban Development.
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