Neighborhood Commercial Study
Intent
The intent of the study is to prioritize the neighborhood commercial areas for Housing and Redevelopment Authority (HRA) enhancement and/or redevelopment efforts.
Neighborhood Commercial areas within Bloomington
Neighborhood commercial areas serve the daily needs of nearby residential neighborhoods.  With input from the HRA, Planning Commission and City Council, staff applied the following criteria to the 21 commercial areas in Bloomington to determine candidates for prioritization.  

· Areas must encompass at least 5 acres 
· Majority of the node must be zoned commercial 
· Exclude areas covered by district plans - (South Loop, Penn American and Normandale Lake) as they are already prioritized
· Exclude areas that received recent HRA investment (France & Old Shakopee, 84th & Lyndale, 98th & Lyndale) as they are already prioritized
· Exclude areas consisting predominantly of regional-oriented land uses, as they are more likely to be enhanced or redeveloped without public funds
· Removed Normandale Village at the request of the City Council, given its positive condition
The following table lists the eight commercial areas to be studied and the thirteen commercial areas eliminated from the study after the above criteria were applied.  
	Neighborhood Commercial Study Areas
	Eliminated Based on Criteria

	Amsden Ridge Center
	Old Shakopee & Normandale  

	Countryside Center
	Normandale Center 

	90th & Penn
	Southdale 494 Center 

	Central Lyndale - 86th to 90th Street
	France & Old Shakopee 

	American & Nicollet
	Gas 4 Less 

	American & Portland
	Penn American 

	Old Cedar & Old Shakopee
	Super America & Streetz Grill 

	98th & Nicollet
	Lyndale & Old Shakopee 

	
	American & Lyndale 

	
	Mall of America 

	
	Normandale Village

	
	Penn & Old Shakopee

	
	98th & Lyndale


Scoring Criteria
Scoring factors were grouped under three headings to assist in prioritizing the neighborhood commercial areas for reinvestment.   
· Factors that address need for reinvestment 
· Factors that address impact of reinvestment 
· Factors that create reinvestment challenges 

Each grouping included multiple factors with associated criteria to analyze and score (see Neighborhood Commercial Scoring Sheet).  Each criterion was assigned a 0 – 2 point rank score and a 1 – 3 score weight based on its significance to the factor.  The HRA, Planning Commission and City Council reviewed, modified and approved the criteria and assigned weights.
Scoring 
The scoring criterion was either a qualitative or a quantitative measurement.  Qualitative measurements were evaluated by the staff project team based on site visits to each study area.  Quantitative measurements were evaluated using data within the ESRI GIS software or a compilation of data from relevant sources.    

As identified on the attached maps, many of the study areas included a number of individual parcels and buildings, often separated into quadrants around intersections.  Consequently, conditions varied – sometimes significantly – between different quadrants.  Scores reflect an average across all of the parcels identified within each commercial study areas.  

The table below summarizes the overall and individual grouping scores (need, impact, challenges).  The higher the score means the higher the priority for enhancement or redevelopment.  See the Neighborhood Commercial Study Scores sheet for the complete criteria scoring.  
	Overall Scores
	
	Need Scores
	
	Impact Scores
	
	Challenges Scores

	American & Portland
	95
	
	98th & Nicollet
	50
	
	Old Cedar & Old Shakopee
	38
	
	Amsden Ridge
	22

	98th & Nicollet
	93
	
	American & Portland
	44
	
	American & Portland
	34
	
	Countryside Center
	22

	Old Cedar & Old Shakopee
	91
	
	American & Nicollet
	44
	
	98th & Nicollet
	30
	
	American & Portland
	17

	Countryside Center
	89
	
	Old Cedar & Old Shakopee
	43
	
	Central Lyndale
	29
	
	Central Lyndale
	15

	American & Nicollet
	79
	
	90th & Penn
	42
	
	Countryside Center
	27
	
	90th & Penn
	14

	90th & Penn
	78
	
	Countryside Center
	40
	
	American & Nicollet
	24
	
	98th & Nicollet
	13

	Central Lyndale
	70
	
	Amsden Ridge
	27
	
	90th & Penn
	22
	
	American & Nicollet
	11

	Amsden Ridge
	67
	
	Central Lyndale
	26
	
	Amsden Ridge
	18
	
	Old Cedar & Old Shakopee
	10



Prioritization
Based on the overall and grouped scores, staff recommends prioritizing the areas into the following tiers.  The HRA will begin to meet with property owners and seek opportunities for enhancements and redevelopment in the Priority A areas.

Strategies 
The most viable strategy for enhancement varies between each of the neighborhood commercial areas, and in many cases within quadrants of each area.  In some cases, full redevelopment with public assistance is the most viable strategy, while other areas are more viable for publicly assisted aesthetic enhancements or for private sector redevelopment.  In some cases, redevelopment should include consideration of alternative land uses, especially multi-family residential.  Attached strategy maps depict the recommended strategies by parcel within each commercial area.
Use Changes 

If and when redevelopment were to occur in many of the neighborhood commercial nodes, consideration should be given to replacing the current retail and service uses with multi-family residential uses, with or without ground level retail.  Adding housing units will strengthen the surrounding commercial uses and help attract additional retail and restaurant uses to the area.  Reducing the amount of retail uses will also strengthen existing retail uses.  The following map depicts portions of neighborhood commercial nodes most suited for conversion to multi-family residential as redevelopment occurs.
6

[bookmark: _GoBack]Figure 1:  Potential Sites for Conversion to Multi-Family Residential[image: F:\PLANNING\Special Studies\Commercial Centers\PDF\Residential.jpg]

Scoring Challenges
A few scoring challenges arose as staff began evaluating each neighborhood commercial area.
Large number of sites
The large number of sites/parcels within each commercial area – and their separation into independent quadrants - affected the overall scores and skewed the actual need.  As an example, one or two building exteriors may have been of a low quality (2 points); however, all of the remaining building exteriors were of a high quality (0 point).  The average building exterior score for the commercial area resulted in a medium quality (1 point).    

Subjectivity   
The qualitative measurements are subjective, making it difficult to uniformly assess and assign scores.  Reviewing and scoring the commercial areas comparatively allowed more uniform scoring across all of the commercial areas.  However, another set of reviewers may have a different scoring opinion.  
Next Steps

The Housing and Redevelopment Authority, Planning Commission and City Council will review and finalize the study and associated prioritization in the third quarter of 2016.  Thereafter, HRA staff will begin implementation by meeting with priority area property owners, seeking opportunities for enhancements and redevelopment, and holding additional study meetings.



Priority A


American & Portland


98th & Nicollet


Priority B


Countryside Center


American & Nicollet


Priority C


Central Lyndale


Amsden Ridge


Old Cedar & Old Shakopee
90th & Penn
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