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GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:	Duke Realty Limited Partnership (owner)
	Invest Bloomington I, LLC (user)	

Location:	5650 American Boulevard West

Requests:	A) Major revision to the Norman Pointe Preliminary Development Plan from a 10-story, 332,000 square foot office building to a five-story, 179 unit residential building (Case 5891A-15); and
	B)  Final Development Plan for a five-story, 179-unit multiple-family residential building (Case 5891B-15).

Existing Land Use and Zoning:	Vacant; zoned C-4(PD) Freeway Office (Planned Development)
		
Surrounding Land Use and Zoning:	North – Stormwater management pond and office building; zoned C-4(PD)
West – Townhomes; zoned RO-24
South – Vacant; zoned C-4(PD)
East – Parking structure; zoned C-4(PD)

Comprehensive Plan Designation:	Office (allows residential when allowed by the underlying zoning)


HISTORY	

City Council Action:	07/16/01 – Approved rezoning from Commercial Office CO-1 to CO-1(PD) Commercial Office (Planned Development) (Case 5891A-01), a Preliminary Development Plan for Norman Pointe Office Park (Case 5891B-01), and a preliminary plat for NORMAN POINTE OFFICE PARK (Case 5891D-01).

City Council Action:	04/17/06 – Approved the final plat for NORMAN POINT BUSINESS CENTER (Case 5891A-06).


CHRONOLOGY

Planning Commission Agenda:	09/17/15 – Recommended City Council approval of the major revision to the Norman Point Preliminary Development Plan and the Final Development Plan for a 5-story, 179 unit multiple-family residential building.

City Council Agenda:	10/05/15 – Development Business item.


PROPOSAL

The applicant proposes a major revision to the Norman Pointe Preliminary Development Plan (PDP), which was approved by the City Council in 2001. The approved PDP depicts a 10-story 332,000 square foot office building with a shared parking structure at 5650 American Boulevard West. The applicant requests a major revision to the PDP to replace the proposed office building with a five-story residential building with two (underground) levels of structured parking. Submitted concurrently with the PDP revision, the applicant proposes a Final Development Plan (FDP) for a 179 unit, five-story multi-family building with a two level underground parking garage. The exterior materials will consist of brick, stucco, glass, and a mixture of metal panels. Units will also be outfitted with patios, which will add interest and variety to the building façade. Two amenity terraces, one with an outdoor swimming pool, are incorporated on the first level. In addition to the lobby, the first level also includes the leasing office, mail and bathrooms, fitness facility, and a trash and recycling room.

The property is situated along American Boulevard West, west of Normandale Boulevard, and within the Normandale Lake District. Access to the building, guest parking, and structured parking is from Normandale Lake Boulevard, which intersects American Boulevard immediately to the west of the site. Normandale Lake Boulevard is a private road constructed to serve the Norman Pointe office development. An access drive to an existing parking structure to the northeast of the site will remain, but will not serve the apartment building. The applicant proposes a reduced setback along American Boulevard West.  Several units located along American Boulevard West include direct access to the 10-foot trail. The proposed stoops encroach into an existing drainage and utility easement; an encroachment agreement is necessary. Other sides of the building abut property that is within the planned development and meet setback standards.


BACKGROUND

Since the Norman Pointe PDP was approved in 2001, two office buildings with accompanying parking structures have been constructed. These two buildings, which represent Norman Pointe Buildings 1 and 2, total over 550,000 square feet of floor area. Building 3 was originally intended to be 10-story, 332,000 office building. The Building 2 parking structure was to be expanded for Building 3 and total 2,576 stalls. 

In December 2008, the City Council approved a Comprehensive Plan amendment, rezoning, preliminary development plan, and final development plan to accommodate at 250-unit multiple-family residential building at the Norman Pointe Building 4 location. That site, which became The Covington, was removed from the Norman Pointe planned development to be a “stand-alone” site. The Covington was completed in 2014.

The purpose of a Preliminary Development Plan is to establish a basic development plan with respect to density, intensity, general building layout, and access. It ensures development on multiple lots or over multiple phases/buildings is coordinated. Individual buildings or phases then require a Final Development Plan approval prior to construction. The purpose of the Final Development Plan is to establish a detailed development plan for the proposed project.


ANALYSIS

Land Use 

The property is guided Office in the City’s Comprehensive Plan. The Office designation explicitly allows residential uses when they are integrated with office land uses and allowed in the underlying zoning district. The Normandale Lake District Plan envisions a high-quality mix of office and residential uses with special attention paid to the pedestrian environment. The site is zoned C-4 Freeway Office. The C-4 zoning district permits multiple-family residential development as an accessory use, so rezoning the property is not necessary. Section 21.302.02 of the City Code, which establishes standards for residential uses in commercial zoning districts, requires a minimum 0.20 FAR for non-residential floor area. For Norman Pointe, when including the proposed residential development, the non-residential floor area ratio is 0.75, which meets the City Code requirement.  

As described above, the PDP originally envisioned a 10-story, 332,000 square foot office building on the site, but is proposed to change to a five-story building. The FDP application for a five-story, 179-unit apartment building is consistent with the proposed PDP revision. 

Code Compliance

Planned developments allow City Code standards flexibility if the applicant can demonstrate the project meets the findings and the City Council determines the flexibility provides a public benefit. Table 1 identifies a partial list of City Code requirements, what is proposed, and whether or not the proposal meets the requirement. In some cases, the Code requirement applies to the entire Norman Pointe development, which is comprised of several buildings and parking structures. While an individual building, when reviewed in isolation, may not meet a particular Code requirement, the requirement may be met when considering the entire Norman Pointe planned development. The sections that follow Table 1 provide additional detail regarding Code compliance and deviations from City Code that are proposed. 

Table 1:  Development Performance Standards 

	Standard
	Code Requirement
	Proposed 
	Compliance

	Minimum site area
	120,000 square feet
	646,652 square feet – entire PD 
	Meets Code

	Floor area ratio (FAR)
	Minimum – 0.4 
Maximum – 2.0 
	1.14 – entire PD
	Meets Code

	Building setback - public street
	35 feet
	23.3 feet
	Development flexibility requested

	Building setback – rear 
	40 feet
	Year yard adjacent to PD
	Meets Code

	Building setback – side 
	40 feet
	Side yard adjacent to PD
	Meets Code

	Maximum Building Height
	No maximum
	Approximately 73 feet 
	Meets Code

	Impervious surface coverage
	90 percent maximum
	Approximately 74.6 percent
	Meets Code

	Landscaping
	45 trees 
113 shrubs
	52 trees 
130 shrubs
	Meets Code

	Parking
	367 stalls
	321 stalls
	Development flexibility requested (12.6 percent)

	Storage space – other than what is provided in units
	96 cubic feet
	3,660 square feet
	Likely meets Code



Building Design, Materials, and Signage

As mentioned in the Proposal section, the exterior materials will consist of brick, stucco, glass, and a mixture of metal panels. Brick, stucco, and glass are permitted primary materials. Metal panels may be permitted as primary materials, provided they are found to be acceptable following a thorough staff review. This review includes, but is not necessarily limited to, metal panel specification, finish, durability, and warranty information. One of the proposed metal materials, which is depicted as two tri-color metal panel blends, has already been approved as part of other projects in the City. Two other metal materials, the “Longboard” extruded aluminum and metal shingle, are currently under review by City staff. 

Staff believes the five-story building, with its variable frontage along American Boulevard and Normandale Lake Boulevard, dwelling unit balconies, and variety of materials will be a positive addition to the Normandale Lake District. The reduced setback, walkout porches, 10-foot wide trail, and landscaping will create a comfortable pedestrian environment along American Boulevard West. The reduced setback, 23.3 feet from the American Boulevard property line, will help implement the compact development as described in the Normandale Lake District Plan. 

Presumably, the applicant desires to incorporate building and/or freestanding signage, although no signage is depicted on the building elevations. Signage is reviewed administratively and requires a sign permit prior to installation. For most planned developments, a Uniform Sign Design (USD) is required. A USD ensures signage throughout the development is coordinated with a consistent design. Norman Pointe has an approved USD. Signage for the residential building would need to be incorporated into the existing USD before a sign permit may be issued. 

Landscaping and Screening

The City Code requires one tree be planted for every 2,500 square feet, and one shrub for every 1,000 square feet of developable area. By code, 45 trees and 113 shrubs are required. The applicant is proposing to have 52 trees, seven of which currently exist, and 130 shrubs on site. The landscaping plan meets City Code. With the reduced setback and ground floor walkout entrances proposed, along with the trees planned along American Boulevard, the result will be an attractive, urban streetscape consistent with the Normandale Lake District Plan’s vision for this area. Pedestrians and bicyclists will benefit from landscaping proposed on both sides of the 10-foot trail planned along the American Boulevard side of the development. One potential issue is the ornamental trees proposed along building foundations are located within a few feet of building. While this likely would not be a problem initially, this may not afford sufficient space for those trees to grow. Staff recommends the landscaping plan be adjusted to allow more space for growth. Perennial beds are planned along the building foundation, in between the walkout entrances, and adjacent to the guest parking spaces.

Dwelling Unit Storage

City Code currently requires that at least 25 square feet of storage space per unit be provided (Section 19.62 (c) (5)). This storage space is in addition to closets constructed within the dwelling unit. However, amendments to this City Code section are currently in progress.  After a public hearing on September 3, 2015, the Planning Commission recommended City Council approval of Code amendments pertaining to residential development. One of those amendments would reduce the amount of required storage space from 175 to 96 cubic feet if dedicated bicycle storage space is provided. The amendment is scheduled to come before the City Council at their September 28, 2015 meeting, the same meeting at which this application may be considered.

For the purposes of this review, staff focused on the new Code requirement as it is proposed to be amended. The applicant is proposing space within the parking garage to accommodate 82 bicycles. At 179 units, using the 96 cubic foot standard, the total storage space requirement is 17,184 cubic feet. One storage room is incorporated on the first level plus two storage rooms on levels 2 through 5, totaling 3,660 square feet. The applicant has requested a deviation from the current Code requirement to allow 3,660 square feet of storage space (4,475 sq. ft. is the current City Code requirement). A deviation from the revised City Code may not be necessary, although staff cannot confirm the plan’s consistency with the Code cubic foot requirement without a dimensioned storage locker plan. Nonetheless, staff is not supportive of a deviation for storage space that would go below the proposed City Code standard. Additional storage space, if required to meet the proposed Code standard, could be provided by installing storage lockers above parking stalls.


Parking  

A total of 321 parking stalls are proposed for the development. Eight of those stalls are proposed guest parking on the north side of the building. The remainder would be within the parking garage. Because eight stalls is not adequate guest parking, the applicant has confirmed that guests will have access to stalls within the parking garage. Table 2 details parking requirements based on the proposed multi-family use categories. City Code requires 367 parking stalls given the unit mix and party room size. The applicant is proposing a 12.6 percent deviation from City Code. 

Table 2: City Code Analysis for Required Parking Stalls
	Multiple-Family Parking Categories
	Code Standard
	Proposed
	Code Required Parking Stalls

	One Bedroom
	1.8 stalls per dwelling unit
	113 units
	203

	Two Bedrooms
	2.2 stalls per dwelling unit
	61 units
	134

	Three Bedrooms
	2.6 stalls per dwelling unit
	5 units
	13

	Party Room

	One space per 100 square feet
	1,661 square feet
	17

	Total Parking Required
	367 stalls

	Proposed Parking
	321 stalls

	Percent Deviation from City Code
	12.6%



The property is currently served by multiple bus routes.  Route 540 runs all day and weekends while Route 542 focuses on peak weekday times.  Both routes run east-west through Bloomington and Richfield providing access to the Mall of America and LRT. Another route provides express service to downtown Minneapolis (express route 589).  Longer term, arterial bus rapid transit is planned for American Boulevard and would improve transit service.

The applicant submitted a parking demand study using parking demand rates as documented in Institute of Transportation Engineers (ITE) Parking Generation, 4th Edition manual. As identified in the applicant’s narrative, the ITE manual calculates projected parking demand for a land use based on multiple factors, including development size and behavior characteristics. Using the 85th percentile parking demand, meaning parking rates would be at or below that level 85 percent of the time, the ITE estimated parking demand is 310 parking stalls.

The Covington multiple-family development located to the northwest was approved with 16.1 percent fewer parking spaces on-site than is required by City Code, although additional overflow spaces sufficient to meet City Code requirements are available in a nearby office building parking ramp..  Covington was completed in the summer 2014. Since that time, staff is not aware of any parking-related issues or complaints or any use of the overflow parking spaces in the office building ramp. Given the level of transit service already in the area, plans for improved transit service in this area in the future, the proximity of significant employment, the submitted parking study, and experience with a similar development next door, staff supports the 12.6 percent parking deviation as proposed by the applicant.

Traffic Analysis:  

An independent traffic analysis was completed by SRF Consulting Group to study the impacts of the change from the approved office development to a multi-family residential development and review the proposed site plan. The results of the traffic analysis were that all study intersections are expected to operate an acceptable overall Level of Service (LOS) D or better during the AM and PM peak hours, without the construction of additional roadway improvements. The site plan analysis had some minor recommendations to include angled parking for the surface guest parking spaces and to install appropriate signage for the one-way drive aisle. 

In summary new trips from the development are accommodated by the existing roadway network.  No acute safety or capacity issues have been identified as a result of this development proposal.

Stormwater Management:
  
Stormwater must be managed to meet the City’s and Nine Mile Creek Watershed District’s requirements for stormwater rate control (quantity), stormwater quality, and volume. The applicant is proposing to meet stormwater requirements by constructing an underground infiltration system in the northwest corner of the site. The applicant has submitted a stormwater management plan including narrative and supporting calculations which is currently under review by Water Resources staff. Prior to issuance of a grading permit, a complete stormwater management plan must be approved by the City Engineer. Since the site is located within Nine Mile Creek Watershed District, an additional permit is required. A stormwater maintenance agreement will be required to be recorded with Hennepin County, which is also a requirement of the Nine Mile Creek Watershed District.

Utilities:  

Since the Normandale Lake District was developing with more residential and hotels than envisioned in the Normandale Lake District plan from 2008, the City constructed a sanitary sewer reliever pipe under Normandale Lake Boulevard between American Boulevard and W. 84th Street. The project was completed in 2011. The Council delayed assessing the benefitting properties until such time as those properties redeveloped and Resolution 2011-128 specifically provided, “Assessments will be recalculated based on what is actually constructed on the site at the time of building permit application.”  A formal valuation analysis will be provided prior to levying the special assessment and the special assessment will not exceed the final market value analysis.  Prior to issuance of a building permit, the special assessment will be levied on the property over 20 years with interest at the current special assessment interest rate.

The applicant initially planned to connect to the sanitary sewer under American Boulevard, however, that pipe does not have the capacity for the development and the project must be served by the new sanitary sewer reliever pipe that was completed in 2011. The applicant is working with Utilities staff to plan for and design the appropriate sanitary sewer connection.

In addition, the entire Normandale Lake District was recently modeled for sanitary sewer capacity.  The land use scenario used for the model shows future sanitary sewer improvements needed for the district.  These sanitary sewer improvements are currently unfunded.

Water service is proposed by tapping into the existing 8” CIP watermain located under American Boulevard.

Fire Prevention:  

The Fire Code requires an access and circulation design that meets or exceeds the minimum standards including a minimum 20 feet wide access road around the building. The turning radii to accommodate responding emergency vehicles must be maintained in accordance to the approved plan with a surface capable of providing all weather driving capabilities. Apparatus access roads must be asphalt or concrete and support a minimum of 80,000 pounds. American Boulevard West is located immediately to the south and Normandale Lake Boulevard to the west and north, although a separate 20 foot wide access road is not provided outside of public right-of-way. A revised landscaping plan has been submitted showing trees and scrubs being placed so that trees are not in direct line with unit windows. 
[bookmark: _GoBack]
Hydrants and fire department connection locations must be approved by the Utilities and Fire Prevention Divisions. The buildings must be addressed plainly and visible from the street or road using numbers that contrast with the background. The numbers must be a minimum of four inches and consist of Arabic numbers or alphabetic letters. Any changes made to the current plans, including building location, access roads, water supply and addressing, shall be reviewed by the Fire Marshal to insure continued compliance with the fire code.


FINDINGS

Section 21.501.02(d)(1),(2),(3),(4),(5) and (6) - The following findings must be made prior to the approval of new preliminary development plans or revisions to previously approved preliminary development plans:
	
1. The proposed development is not in conflict with the Comprehensive Plan;

· There is no conflict between the proposed development and the Comprehensive Plan. The Comprehensive Plan designates this property as Office. City Code permits residential uses to be incorporated into areas designated for commercial land uses. 

2. The proposed development is not in conflict with any adopted District Plan for the area;

· The proposed Preliminary Development Plan revision is not in conflict with the Normandale Lake District Plan. The District Plan envisions intense and compact development and promotes pedestrian activity. The existing Norman Pointe office development is consistent with the District Plan’s objectives. The revision to allow a residential development diversifies and strengthens the overall development and is consistent with the District Plan’s objectives. 

3. All deviations from City Code requirements are in the public interest and within the parameters allowed under the Planned Development Overlay Zoning District or have previously received variance approval;

· The deviations requested are in the public interest and meet the intent of the code. All requested deviations are within the allowed parameters under the Planned Development Overlay District. 

4. Each phase of the proposed development is of sufficient size, composition, and arrangement that its construction, marketing, and operation is feasible as a complete unit without dependence upon any subsequent unit;

· The planned development is proposed to be completed in one phase and is not dependent upon a subsequent unit.  

5. The proposed development will not create an excessive burden on parks, schools, streets, and other public facilities and utilities which serve or are proposed to serve the planned development; and

· A 10-story, 332,000 office building was originally envisioned for this site. While a change from an office building to a multi-family residential building will assist with traffic in the area, residential uses are more intense developments when relating to sanitary sewer usage.  In 2011, the City responded to the changes that were occurring in the district from office to more residential and hotel and completed a public improvement project to provide sanitary sewer capacity for the more intense sewer uses that were moving into the district.  The property owner must be assessed for their portion of the sanitary sewer capacity project costs and will need to relocate the sewer connection to connect to a sanitary sewer that has capacity. The development is not anticipated to create excessive burdens on public utilities and facilities.

6. The proposed development will not be injurious to the surrounding neighborhood or otherwise harm the public health, safety and welfare.

· The proposed apartment building is not expected to create excessive noise, light, odor, or other factor that would be injurious to the surrounding neighborhood.


Section 21.501.03(e)(1),(2),(3),(4),(5),(6) and (7) - The following findings must be made prior to the approval of new final development plans or revisions to previously approved final development plans:

1. The proposed development is not in conflict with the Comprehensive Plan;

· There is no conflict between the proposed development and the Comprehensive Plan. The Comprehensive Plan designates this property as Office. City Code permits residential uses to be incorporated into areas designated for commercial land uses. 

2. The proposed development is not in conflict with any adopted District Plan for the area;

· The proposed development is not in conflict with the Normandale Lake District Plan Area. The District Plan envisions intense and compact development and promotes pedestrian activity. The development’s intensity, the building’s position relative to property lines, architectural quality, and landscaping are consistent with the District Plan’s objectives. 

3. The proposed development is not in conflict with the approved Preliminary Development Plan for the site;

· The applicant has simultaneously submitted an application for a major revision to the Preliminary Development Plan and Final Development Plan, which are consistent with each other.

4. All deviations from City Code requirements are in the public interest and within the parameters allowed under the Planned Development Overlay Zoning District or have previously received variance approval;

· The deviations requested are in the public interest and meet the intent of the code. All requested deviations are within the allowed parameters under the Planned Development Overlay District. 

5. The proposed development is of sufficient size, composition, and arrangement that its construction, marketing, and operation is feasible as a complete unit without dependence upon any subsequent unit;

· The planned development is proposed to be completed in one phase and is not dependent upon a subsequent unit. 

6. The proposed development will not create an excessive burden on parks, schools, streets, and other public facilities and utilities which serve or are proposed to serve the planned development; and

· A 10-story, 332,000 square foot office building was originally envisioned for this site. While a change from an office building to a multi-family residential building will assist with traffic in the area, residential uses are more intense developments when relating to sanitary sewer usage. In 2011, the City responded to the changes that were occurring in the district from office to more residential and hotel and completed a public improvement project to provide sanitary sewer capacity for the more intense sewer uses that were moving into the district. The property owner must be assessed for their portion of sanitary sewer capacity project costs and will need to relocate the sewer connection to connect to a sanitary sewer that has capacity. The development is not anticipated to create excessive burdens on public utilities and facilities.

7. The proposed development will not be injurious to the surrounding neighborhood or otherwise harm the public health, safety and welfare.

· The proposed apartment building is not expected to create excessive noise, light, odor, or other factor that would be injurious to the surrounding neighborhood.


RECOMMENDATION

In Case 5891AB-15, the Planning Commission and staff recommend City Council approval of a major revision to the Norman Pointe Preliminary Development Plan and a Final Development Plan for a five-story, 179 unit multiple-family building located at 5650 American Boulevard West subject to the conditions of approval listed in the staff report.

Conditions of Approval
The following conditions must be satisfied prior to the issuance of development-related permits:

1) A site development agreement reflecting all conditions of approval in Case 05891AB-15 must be signed by the landowner and recorded with Hennepin County.
2) An encroachment agreement permitting dwelling unit stoops along American Boulevard West must be approved by the City Engineer.
3) The Grading, Drainage, Utility, Erosion Control and Traffic Control, access, circulation and parking plans must be revised for approval by the City Engineer.
4) A Storm water Management Plan must be provided that demonstrates how the development will meet the requirements of the City’s Comprehensive Surface Water management Plan, as well as a maintenance plan to be signed by the property owner and filed of record with Hennepin County.
5) A National Pollutant Discharge Elimination System (NPDES) construction site permit and a Storm Water Pollution Prevention Plan (SWPPP) must be provided since greater than one acre is disturbed.
6) An Erosion Control Bond must be provided.
7) Sewer Availability Charges (SAC) must be satisfied.
8) A Minnesota Pollution Control Agency (MPCA) Sanitary Sewer Extension or Modification Permit must be obtained or notification from the MPCA that this permit is not required must be submitted to the City Engineering Division.
9) A Minnesota Department of Health (MDH) approval for water service extension must be obtained or a notification from MDH that this approval is not required must be submitted to the City Engineering Division.
10) Prior to issuance of the building permit, the special assessment for the sanitary sewer work completed in 2011 must be levied on the property.
11) Applicable deferred park dedication fees must be paid.

And subject to the following ongoing conditions:

12)	Visitors and guests to the site must have access to and the ability to use underground parking spaces.
13)	All construction stockpiling, staging, and parking must take place on-site and off of adjacent public streets and public rights-of-way.
14)	All pickup, drop-off, loading and unloading must occur on site and off public streets.
15)	Alterations to utilities must be at the developer's expense.

While the use and improvements must comply with all applicable local, state, and federal codes, the applicant should pay particular attention to the following Code Requirements:

1) Utility plan showing location of existing and proposed water main and fire hydrant locations must be approved by the Fire Marshal and Utilities Engineer (City Code Sec. 6.20, MN State Fire Code Sec. 508).
2) Unused water services must be properly abandoned. (11.15). 
3) Building must be provided with an automatic fire sprinkler system as approved by the Fire Marshal (MN Bldg. Code Sec. 903, MN Rules Chapter 1306; MN State Fire Code Sec. 903);
4) Electronic utility as-builts, per City of Bloomington requirements, must be submitted to the Public Works Department prior to the issuance of the Certificate of Occupancy. (17.79(a)). 
5) Exterior building materials must be approved by the Planning Manager (Sec. 19.63.08).
6) Landscape plan be approved by the Planning Manager and landscape surety in the amount of $56,340 must be filed (Sec. 19.52).
7) Storage space for each dwelling unit must meet minimum requirements, as amended (Sec. 21.302.09).
8) All rooftop equipment must be fully screened (Sec. 19.52.01);
9) Poured-in-place concrete curbs must be provided on the perimeter of parking lots and traffic islands except where flexibility has been approved (Sec. 19.64).
10) All trash and recyclable materials must be stored inside the principal building (Sec. 19.51).
11) Recyclable materials must be separated and collected (Sec. 10.45).
12) Fire lanes must be posted as approved by the Fire Marshal (MN State Fire Code Sec. 503.3).
13) Parking lot, parking garage, and site security lighting must satisfy the requirements of Section 21.301.07 of the City Code.
14)	Sign Design must be in conformance with the requirements of Chapter 19, Article X of the City Code. 
15)	Development must comply with the Minnesota State Accessibility Code.




Report to the City Council							October 5, 2015
Planning Division/Engineering Division	
