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[bookmark: PC_Item_Tag][bookmark: _GoBack]GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	City of Bloomington (Owner)

Locations:	2501, 2601, and 2701 American Blvd. E. and 2600 Lindau Lane 

Request:	Rezone properties to LX Lindau Mixed Use Zoning District as recommended in the South Loop District Plan to prepare properties for redevelopment.

Existing Land Uses and Zoning:	Office, manufacturing, warehouse, and distribution; zoned I-1 (AR-17) Industrial Park (Airport Runway) and I-1(PD)(AR-17) Industrial Park (Planned Development)(Airport Runway)
	
Surrounding Land Use and Zoning:	North – Vacant (runway protection); zoned CS-1(PD)(AR-17)
	East – Vacant; zoned CO-1(PD)(AR-17)
South – Office; zoned CO-1(AR-17)
West – Hotels; zoned LX(AR-17)(PD) and I-1(AR-17)

Comprehensive Plan Designation:	Lindau Mixed Use


CHRONOLOGY

Planning Commission Action:	02/19/15 – Recommended City Council approval of the rezoning of the primary zoning district at 2501, 2601, and 2701 American Boulevard East and 2600 Lindau Lane from I-1, Limited Industry, to LX, Lindau Mixed Use, with no change to the applicable overlay zoning districts.

City Council Action:	03/16/15 – Continued to April 6, 2014 meeting.

City Council Agenda:	04/06/15 – Public hearing scheduled.


STAFF CONTACT

Michael Centinario, Planner
(952) 563-8921 – mcentinario@BloomingtonMN.gov


PROPOSAL

As recommended in the adopted South Loop District Plan, the City of Bloomington is proposing to rezone four City-owned parcels within the South Loop District from I-1 Industrial Park, to LX Lindau Mixed Use. While City-owned, the properties are leased to private companies; Interstate Companies (Interstate Detroit Diesel) occupies three of the four parcels and the fourth is a multi-tenant office/warehouse building (Alpha V Business Center). The leases are set to expire in 2017. The parcels are bounded by Lindau Lane to the south, 28th Avenue to the east, and American Boulevard to the north. Two hotels, one existing and one under construction, border the parcels to the west. Figure 1 below identifies the addresses, current and proposed zoning, existing land use, and Comprehensive Plan’s Future Land Use designation. 

The City Council adopted the South Loop District Plan (the “Plan”) in August 2012, which applies to the area east of Highway 77, south of Interstate 494, and north of the Minnesota River, and establishes a framework for transitioning this area of Bloomington from a large-lot, suburban development form to a distinctly urban neighborhood with compact, relatively intense development incorporating a mix of office, residential, technology, hospitality, and retail uses. The LX zoning district was specifically tailored to the vision for this area of the City and the proposed rezoning is an important implementation step identified in the South Loop District Plan’s Land Use section. 

Figure 1: Location, Rezoning, Existing Land Use, and Comprehensive Plan designation.*
	Addresses
	Rezone Primary District
	Existing Land Use
	Comprehensive Plan Land Use Guide

	2501 American Blvd. E.
	From I-1 (Industrial Park) to LX (Lindau Mixed Use)
	Manufacturing and distribution (Interstate Companies)
	Lindau Mixed Use

	2601 American Blvd. E.
	From I-1 (Industrial Park) to LX (Lindau Mixed Use)
	Manufacturing and distribution (Interstate Companies)
	Lindau Mixed Use

	2701 American Blvd. E.
	From I-1 (Industrial Park) to LX (Lindau Mixed Use)
	Manufacturing and distribution (Interstate Companies)
	Lindau Mixed Use

	2600 Lindau Lane
	From I-1 (Industrial Park) to LX (Lindau Mixed Use)
	Office and warehouse (Alpha Business Center V)
	Lindau Mixed Use


*Applicable overlay zoning districts are not proposed to change.


ANALYSIS

Relationship to South Loop District Plan

A majority of Bloomington’s growth through 2030 is forecast to take place within the City’s South Loop District.  Among a number of goals, the South Loop District Plan seeks to transform the District’s density and character. While there are a number of large-lot, suburban scale office and industrial buildings in the District today, the Plan recommends a mix of land uses based on Transit-Oriented Design and sustainable development strategies. 

Lindau Lane borders the subject parcels to the south. Lindau Lane, identified in the Plan as the Lindau Link, will serve as the primary connection between Bloomington Central Station and the Mall of America. The western sections of Lindau Lane were constructed within the last year. Directly to the southeast of the subject parcels is the 28th Avenue LRT station and a Metro Transit park and ride ramp, which affords opportunities to develop nearby retail, hospitality, and employment uses at densities that support transit service and encourage higher levels of pedestrian activity.

When the Plan was adopted in 2012, the City did not have a zoning district to ensure this urban character. The Plan acknowledged a new zoning district would be needed and directed the creation of a district to “foster a higher density mix of office, hotel, retail, and services uses along Lindau Link.” Since the adoption of the Plan the Lindau Mixed Use (LX) zoning district was drafted and adopted by the City.

Figure 2 identifies areas the Plan proposed to be rezoned. The zoning district for the four subject parcels, which are outlined in yellow, is Lindau Mixed Use (LX). Both the Comprehensive Plan and South Loop District Plan identify these parcels for Lindau Mixed Use – the proposed rezoning is consistent with the Comprehensive Plan and South Loop District Plan.  The draft Planning Commission Work Plan for 2015 includes a project to rezone parcels consistent with the recommendations of the District Plan.  Rezoning in this area has been accelerated given tenant interest in a short term lease at 2600 Lindau Lane for a use (indoor recreation and entertainment) that is allowed as a permitted use in the proposed LX Zoning District, but is not allowed in the existing I-1 Zoning District.

Figure 2: Proposed South Loop Zoning Changes (subject parcels outlined in yellow)
[image: ]

A principal way to ensure future development is consistent with the Plan is through zoning.  Permitted and conditional uses in the LX district are consistent with the desired character in this central area of South Loop. But equally, if not more important, is the form the future built environment will take. The LX district’s site and development standards are considerably different from “traditional” districts that result in development at suburban intensities. To name a few examples, the LX district establishes a minimum Floor Area Ratio (FAR) and allows a higher maximum FAR. Minimum setbacks are reduced significantly with a maximum building setback along public streets to create enclosure. To further assure urban form, the City Code establishes a number of development standards for mixed use districts relating to building design, street-level windows, and parking placement.

Future Redevelopment

Rezoning the subject parcels is an important step towards transforming this area into the dense, mixed-use district envisioned in the Plan. The northerly three parcels, occupied by Interstate Companies, will be vacated in spring/summer 2017 when the lease expires. In 2016, City staff will complete a Request for Qualifications (RFQ) in order to solicit developers’ interest in redevelopment. Alpha V leases terminate at various times, but the City can terminate leases with a six-month notice to vacate. The Alpha V building will remain occupied until at least the end of 2016. Site clearance and demolition for the four properties, whether completed by the City or the developer, will be part of future negotiations with qualified parties.

Creation of Nonconformities 

As described above, the stated intent of the LX district is for a dense mix of commercial, hospitality, and office uses. Manufacturing, warehouse, and distribution uses are not compatible and are not permitted in the LX district. Further, the existing site and lot characteristics such as setbacks, FAR, lot size and width, are inconsistent with the design standards in the LX district. As such, the proposed rezoning will create non-conformities on the four parcels. 

Nonconformities are protected under State and City laws, where they may be continued as is and be repaired, replaced, restored, maintained, and improved, but not expanded. The existing businesses occupying these properties are aware of the City’s intent to redevelop the area, but intend to continue operating as-is until the leases expire or, in the case of the Alpha V building, the City provides a six-month notice to vacate. New development would need to conform to LX district requirements.


RECOMMENDATION

In Case 10953A-15, the Planning Commission and staff recommend adoption of an ordinance rezoning the primary zoning districts at 2501, 2601, and 2701 American Boulevard East and 2600 Lindau Lane from I-1 Industrial Park to LX Lindau Mixed Use, with no change to applicable overlay zoning districts. 



Report to the City Council	April 6, 2015 
Planning Division/Engineering Division	
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