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[bookmark: PC_Item_Tag]GENERAL INFORMATION

[bookmark: Applicant_Name]Applicant:  	City of Bloomington 

Locations, Request, Existing Land Use 
and Comprehensive Plan: 	Various parcels in the South Loop District as described in Table 1.	



CHRONOLOGY

Planning Commission Action:	11/05/15 – Recommended approval of the rezonings.

City Council Agenda:	12/07/15 – Public hearing scheduled.


PROPOSAL

The South Loop District Plan (SLDP) recommends amendments to the zoning on several parcels to reflect the long-term development vision for the South Loop District.  Rezoning of these parcels will be conducted in two phases.  Phase I includes the rezoning of 84 parcels highlighted in Figure 1 and described in Table 1.  The proposed zoning changes are recommended to apply new zoning districts, expand the mixed use zoning districts, and apply zoning that better reflects existing uses.  

Phase II rezoning is expected to occur in the second half of 2016.  The SLDP recommends the new Innovation & Technology (IT) zoning for the majority of the phase II parcels.  The IT zoning district is currently in draft form and is anticipated to be adopted during the first half of 2016.  Public hearings on the Phase II rezonings will occur after the IT district is adopted; likely in the second half of 2016.

Figure 1: Phase I Proposed Zoning (parcels identified by case letter) [image: F:\PLANNING\ESRI\SouthLoop\ZoningMaps\CaseLetter.jpg]

Table 1:  South Loop Rezoning – Phase 1 Parcels
	Case Letter
	Addresses
	Rezone District
	Existing Land Use
	Comprehensive Plan 
 Land Use Guide

	A
	2850 and 2870 Metro Drive,
1901, 2001, 2051, 2101, 2201, 2221, 2231, 2241, 2251, and 2261 Killebrew Drive, 
1918, 2008, 2020, and 2600 American Blvd E, 
2115, 2201, 2351, 2615, and 2731 E 78th Street, 
7851 26th Avenue S, 
7800 and 7901 24th Avenue S, 
7800 and 7900 International Drive, 
2943, 3035, 3049 and 3053 E Old Shakopee Road and 
3001, 3003, 3005, 3007, 3009, 3011, 3013, 3015, 3017, 3019, 3021, 3023, 3025, 3027, 3029, 3031, 3033, 3035, and 3037 Long Meadow Circle;
	From CS-1 (Commercial Services) to 
C-4 (Freeway Office)
	Office, hotel, restaurants, and vacant land
	Office, Public and Conservation

	B
	2901, 2950, 3001, and 3050 Metro Drive, 
7800, 7801, 7850, and 7851 Metro Parkway, 
2901 E 78th Street, and
3311 E Old Shakopee Road
	From CO-1 (Commercial Office) to C-4 (Freeway Office)
	Office and vacant land
	Office and Conservation

	C
	8009, 8011, 8101, 8121, and 8131 34th Avenue S, 
8101 36th Ave S, 
3601 and 3701 American Blvd E, and 
6 Appletree Square
	From CO-1 (Commercial Office) to HX-R (High Intensity Mixed Use with Residential)
	Office, residential, hotel parking
	South Loop Mixed Use and Conservation

	D
	3 and 4 Appletree Square
	From CS-1 (Commercial Services) to HX-R (High Intensity Mixed Use with Residential)
	Hotel
	South Loop Mixed Use

	E
	2600 and 2700 E 82nd Street and 8001 and 8101 28th Avenue S
	From CO-1 (Commercial Office) to LX (Lindau Mixed Use)
	Office, parking ramp, vacant land
	Lindau Mixed Use

	F
	2401 American Blvd E
	From I-1 (Industrial Park) to LX (Lindau Mixed Use)
	Hotel
	Lindau Mixed Use

	G
	2375 and 2401 E Old Shakopee Road and 
2400 E 86th Street
	From CS-1 (Commercial Services) to SC (Conservation)
	Vacant land
	Public and Conservation

	H
	4301 American Blvd E
	From CO-1 (Commercial Office) to SC (Conservation)
	Vacant land
	Conservation

	I
	7900 28th Avenue S, 
2400 and 2500 E 79th Street, and
2700 American Blvd E
	From Commercial Services Planned Development Airport Runway, CS-1(PD)(AR-17) to Freeway Office Airport Runway, C-4(AR-17)
	Vacant land
	Public

	J
	2800 American Blvd E
	From Commercial Office Planned Development Airport Runway, CO-1(PD)(AR-17) to Freeway Office Airport Runway, C-4(AR-17)
	Vacant land
	Public


Please Note: Except as noted above, all existing overlay zoning districts will remain in place.

BACKGROUND

The City Council adopted the SLDP and related land use guide amendments in August 2012.  The SLDP envisions the District will redevelop into a walkable transit oriented mixed-use neighborhood.  The proposed zoning will facilitate this transformation.   Many of the proposed rezonings will have little effect on the existing use of property, but will allow application of newer zoning districts and/or zoning districts that better reflect the actual or guided use of the property.  

ANALYSIS

Proposed Rezoning
The 84 parcels proposed to be rezoned at this time are listed in the Table 1 and shown in Figure 1.  The attached Zoning Comparison tables compare the uses and standards of the existing zoning to the proposed zoning, which are discussed below.  

Impacts

Uses
All existing uses will remain conforming.  A majority of the rezonings maintain or increase the types of uses allowed on a site.  One major implication for the parcels proposed to be rezoned to HX-R is the requirement for residential uses at a minimum of 30 dwelling units per acre, to be included in any development on the site.  Existing residential uses on a site can count toward the overall site residential requirement.  This example would apply to the Appletree area if future expansion or redevelopment occurs.

The LX zoning district (proposed on Fairfield Inn site) allows hotels, but prohibits residential and vehicle repair/gas station uses, which are allowed under the CO-1 and I-1 zoning districts, respectively.  However, this parcel is located in the Airport Runway Overlay district, which prohibits these two uses.  

The rezoning to conservation (SC) does result in narrowing the array of uses allowed under the existing zoning districts.  However, SC zoning is only proposed for undeveloped parcels owned by the City (G) and the State (H), which abut the Minnesota Valley National Wildlife Refuge.  The SC district aligns with the existing uses and objective to protect the ravine environment.  

Setbacks 
Setbacks under the proposed zoning are more lenient than under the existing zoning.  Proposed zoning districts have substantially reduced minimum front setbacks.  Under existing zonings, the front setback is 60 feet and will be reduced to 50 feet under SC, 35 feet under C-4, 10 feet under LX, and no minimum front setback is required under HX-R.  The side and rear setbacks will stay the same under SC and C-4 and will be reduced to 10 feet under LX and HX-R.    

Greater intensity
One significant implication of several of the proposed zoning districts (C-4, LX, HX-R) is the required minimum floor area ratios (FAR).  However, this new requirement has no practical impact, as existing developments meet or exceed the minimum FARs under the proposed zoning.  The proposed zoning districts establish the following minimum and maximum floor area ratios (FAR), compared to no minimum and 1.0 maximum FAR under current zoning:

	Zoning Districts
	Minimum FAR
	Maximum FAR

	C-4
	0.4
	2.0

	LX
	0.7 (reduction subject to criteria)
	2.0

	HX-R
	1.5
	2.0





Design standards
To promote attractive streetscapes and active pedestrian environments, the HX-R and LX districts set high development standards through the regulations of building design and structure and parking placement.  The buildings are allowed to be built close to the street and parking is to be located below grade, in structured ramps or to the side or rear of the buildings.   

The C-4, HX-R and LX also have standards that address design aspects such as minimizing blank facades, building massing, establishing architectural unity, requiring windows on facades facing streets, and providing sidewalk/entrance buffer areas. 

Nonconformity
In some cases, rezoning will result in site characteristic nonconformities (screening,  impervious coverage, etc.).   

Under the City’s nonconformity regulations, existing nonconforming structures can remain indefinitely.  Nonconforming structures can be replaced (as is), repaired, restored, maintained, or improved.  However, any physical expansion of the structure would need to conform to the standards of the new zoning district.  

Regulation of some site characteristics, such as landscaping, screening, lighting, and parking lot islands are independent of zoning districts and apply to all development or broad categories of development.  City Code lists the situations that trigger the need to bring these site characteristics into conformance with current code.  Conformance is primarily triggered by redevelopment of the property that goes beyond general property maintenance.

REVIEW PROCESS AND PUBLIC OUTREACH

A newspaper notice was published in the official newspaper (SunCurrent) and notices were sent by mail to all property owners within 500 feet of the proposed map amendments.  Notice was also sent via e-mail to 1,141 people who have registered for the “Planning and Development News” e-subscribe group and 1,150 people who have registered for the “Planning Commission” e-subscribe group.  

An informational meeting was held on October 21, 2015 for property owners affected by proposed zoning changes in South Loop.  Meeting invitations were sent to the owners of the Phase I and II affected properties.  Six people attended the informational meeting.  At the meeting, staff provided an overview of the proposed zoning changes and answered questions regarding how these changes might affect specific property or development in general in South Loop. 

Two property owners (Metropolitan Airports Commission and Frauenshuh) requested private meetings with staff.  No significant concerns were raised in the two meetings regarding the phase I rezonings.  Staff also received phone calls from three property representatives (T.G.I. Friday’s, Ramada Inn, and Crowne Plaza) to clarify how proposed changes will affect the existing use on their property (Note: changes will not affect the existing use) and future development and three residents seeking additional information on the rezoning.  Representatives of the Ramada Inn site (former Thunderbird Hotel site) requested at the Planning Commission that the site be zoned CX-2 rather than C-4 as proposed (see attached minutes for discussion).



RECOMMENDATION

Planning Commission and staff recommend the following motions to approve rezoning of 84 properties.  To minimize motions, the City Council could determine which Case Letters have unanimous support or unanimous opposition and handle those together in a combined motion.  Then the others could be voted on individually.
Rezoning
A) In Case 10969A-15, move to adopt an ordinance rezoning the primary district from CS-1 (Commercial Services) to C-4 (Freeway Office) for 2850 and 2870 Metro Drive, 1901, 2001, 2051, 2101, 2201, 2221, 2231, 2241, 2251, and 2261 Killebrew Drive, 1918, 2008, 2020, and 2600 American Blvd E, 2115, 2201, 2351, 2615, and 2731 E 78th Street, 7851 26th Avenue S, 7800 and 7901 24th Avenue S, 7800 and 7900 International Drive, 2943, 3035, 3049 and 3053 E Old Shakopee Road and 3001, 3003, 3005, 3007, 3009, 3011, 3013, 3015, 3017, 3019, 3021, 3023, 3025, 3027, 3029, 3031, 3033, 3035, and 3037 Long Meadow Circle;
B) In Case 10969B-15, move to adopt an ordinance rezoning the primary district from CO-1 (Commercial Office) to C-4 (Freeway Office) for 2901, 2950, 3001, and 3050 Metro Drive, 7800, 7801, 7850, and 7851 Metro Parkway, 2901 E 78th Street, and 3311 E Old Shakopee Road;
C) In Case 10969C-15, move to adopt an ordinance rezoning the primary district from CO-1 (Commercial Office) to HX-R (High Intensity Mixed Use with Residential) for 8009, 8011, 8101, 8121, and 8131 34th Avenue S, 8101 36th Ave S, 3601 and 3701 American Blvd E, and 6 Appletree Square;
D) In Case 10969D-15, move to adopt an ordinance rezoning the primary district from CS-1 (Commercial Services) to HX-R (High Intensity Mixed Use with Residential) for 3 and 4 Appletree Square; 
E) In Case 10969E-15, move to adopt an ordinance rezoning the primary district from CO-1 (Commercial Office) to LX (Lindau Mixed Use) for 2600 and 2700 E 82nd Street and 8001 and 8101 28th Avenue S;
F) In Case 10969F-15, move to adopt an ordinance rezoning the primary district from I-1 (Industrial Park) to LX (Lindau Mixed Use) for 2401 American Blvd E;
G) In Case 10969G-15, move to adopt an ordinance rezoning the primary district from CS-1 (Commercial Services) to SC (Conservation) for 2375 and 2401 E Old Shakopee Road and 2400 E 86th Street;
H) In Case 10969H-15, move to adopt an ordinance rezoning the primary district from CO-1 (Commercial Office) to SC (Conservation) for 4301 American Blvd E;
I) In Case 10969I-15, move to adopt an ordinance rezoning from Commercial Services Planned Development Airport Runway, CS-1(PD)(AR-17) to Freeway Office Airport Runway, C-4(AR-17) for 7900 28th Avenue S, 2400 and 2500 E 79th Street, and 2700 American Blvd E; and
J) In Case 10969J-15, move to adopt an ordinance rezoning from Commercial Office Planned Development Airport Runway, CO-1(PD)(AR-17) to Freeway Office Airport Runway, C-4(AR-17) for 2800 American Blvd E.
Report to the City Council	December 7, 2015
Planning Division/Engineering Division
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