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Penn and American
Redevelopment Plan 
as Modified October 2016


Introduction

In 2008, the Bloomington City Council identified the area located in and around Penn Avenue and American Boulevard as a key area for future redevelopment. The HRA established the Penn and American TIF District on March 21, 2011, as well as the Penn and American Redevelopment Project, to facilitate financing as outlined in the redevelopment plan.  The area and projects comprising the first phases of redevelopment have been identified as Penn and American Phase I.  The district plan has evolved with future phase planning beyond the area initially identified.  In 2014, the City Council approved a district plan for the area (“Penn American District Plan”) that will also comprise the area to be included in Phase II of the Penn and American Redevelopment Project (and referenced as Knox and American: Redevelopment and Housing. The original and updated district plan has been developed based on the following “Guiding Principles”:

· Gradually redevelop Bloomington’s outdated strip centers at key locations and integrate into higher density mixed-use districts.
· Drive future value for district stakeholders within a flexible master plan that allows for phased and incremental redevelopment while respecting existing land uses.
· Promote a range of transportation options (multimodal) that take advantage of the Penn and American district location at the intersection of I-494 and I-35W and American Boulevard.
· Provide a mix of market-driven uses including retail, office, residential, hospitality, entertainment, and civic within a flexible district plan that encourages higher densities and transit use.
· Establish a clear design plan for streets, blocks, parks, squares and open space that creates a vibrant sense of place while supporting a variety of private and civic land uses.
· Create a clear plan flexible enough to adapt to cyclical market conditions, land uses and densities.
· Incorporate high quality architecture around landscaped streets, parks, squares and other pedestrian amenity spaces.
· Create a district plan that connects and transitions appropriately to the surrounding site in terms of building locations and size, density, transportation and pedestrian linkages.
· Create a district plan that fits within the overall local and municipal infrastructure system of transportation, stormwater management, utilities, pedestrian movement and other key systems.
· Redevelop the district utilizing sustainable site planning and infrastructure practices as well as green building practices where appropriate.

At the direction of the City and within the concept set forth in the “Guiding Principles,” the Bloomington Housing and Redevelopment Authority studied the area identified in this document and the Penn American District Plan and determined that the area is appropriate for redevelopment.  On March 21, 2011, the Penn and American Redevelopment Plan Phase I was approved.  The HRA commenced the first phases of a redevelopment project as provided for under Minnesota Statutes 469.002 Subd.14 within the Project Area shown in Figure 1. The HRA, through the adoption of this plan, has or intends to:

· Acquire blighted areas and other real property for the purpose of removing, preventing or reducing blight, blighting factors or the causes of blight;
· Clear areas acquired and install, construct or reconstruct streets, utilities, and site improvements; and
· Sell land for uses set forth in this redevelopment plan including the development of new retail uses and housing.

The Council has adopted in the “General Plan” of the City and the Penn and American Redevelopment Plan a vision to encourage redevelopment which emphasizes a mix of uses in a compact, multi-modal pedestrian and transit oriented environment.

The HRA has determined that without its participation and public assistance, the project area could not be assembled and developed in a manner consistent with the general plans of the City of Bloomington or the Guiding Principles and vision established for the area. This Redevelopment Plan is established under Minnesota Statutes 469.027.

The Penn and American Phase I and Phase II Redevelopment Plan describes the Project Area, the existing conditions, development plans for the Project Area, how the Plan addresses the goals set forth in the City of Bloomington’s General Plan as well as specific principles established for this area, anticipated public involvement, the need for public assistance and the method of financing publicly assisted activities.


Definitions

For purposes of this Redevelopment Plan, the terms defined in this section have the meanings given them:

· “HRA” means the Housing and Redevelopment Authority in and for the City of Bloomington.
· “City” means the City of Bloomington, Minnesota acting through its City Council.
· “HRA Act” means Minnesota Statutes, Sections 469.001 to 469.047.
· “Tax Increment Financing Plan” or “TIF Plan” means a Tax Increment Financing Plan for a TIF District created within the Project Area.
· “Redevelopment Project” or “Project” means the Penn and American Project as established by the HRA and approved by the City.
· “Redevelopment Plan” means this Redevelopment Plan as adopted and amended from time to time.
· “Project Area” means the geographic area identified in Figure I.
· “General Plan” means the Comprehensive Plan of the City of Bloomington.
· “Tax Increment Bonds” or “TIF Bonds” means the bonds, notes or other obligations of the City to be issued to finance public redevelopment costs of the Project.
· “Blight” or “Blighted” means any area with buildings or improvements which, by reason of dilapidation, obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, light, and sanitary facilities, excessive land coverage, deleterious land use, or obsolete layout, or any combination of these or other factors, are detrimental to the safety, health, morals, or welfare of the community.

Project Area

The project area consists of nine fifteen parcels and public streets. The project boundaries and parcels are identified in Figure I. Addresses and legal descriptions for each parcel are contained in Exhibit A.


Figure I
Penn and American Phase I and II Project Area
As Modified (October 2016)
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Prior and Current Existing Conditions

As described in Table I, the Project Area is occupied by a variety of commercial buildings, vacant contaminated parcels, uncontrolled and inadequate access, and a water reservoir. Many properties share common driveways and access to the surrounding streets which are inefficient or impede the development of the surrounding parcels, etc.  See Figure II on the accompanying page for an aerial view of the existing redevelopment area.





TABLE I
Prior and Current Existing Conditions Summary

	Address
	PINS
	Age
of
Building
	Land Area (sq. ft.)
	Building Area
(sq. ft)
	
Owner
	Status

	Phase I of Redevelopment Plan for Penn & American Redevelopment Project Area

	8005 Penn Ave
	0402724230001
	vacant
	123,018
	n/a
	HRA
	Building Demolished, DRAP implementation underway

	8051 Penn Ave
	0402724230016
	vacant
	168,338
	n/a
	HRA
	Building Demolished, DRAP implementation underway

	2001 American Blvd
	0402724230020
	1977
	38,917
	3,241
	Private
	Wendy’s restaurant

	2101 American Blvd
	0402724230031
	2009
	28,078
	2,162
	Private
	Sonic Restaurant

	2105 American Blvd
	0402724230032
	n/a
	15,735
	n/a
	HRA
	Roadway construction complete, area storm water management constructed

	2151 American Blvd
	0402724230002
	vacant
	49,123
	n/a
	HRA
	Building Demolished, DRAP implementation underway

	8030 Morgan Circle
	0402724230035
	n/a
	15,470
	n/a 
	HRA
	Roadway construction complete, area storm water management constructed

	8050 Morgan Circle
	0402724230034
	1978
	108,999
	29,550
	Private
	Existing retail center with improved parking, lighting and stormwater

	2200 West  82nd St.
	0402724230024
	1969
	379,311
	264
	City
	City Water reservoir

	Phase II of Redevelopment Plan for Penn & American Redevelopment Project Area
(Knox and American: Redevelopment and Housing)

	1951 American Blvd W
	0402724230022
	1977
	77,363
	8,520
	Private
	Red Lobster

	8000 Knox Ave S
	0402724240005
	1979
	52,057
	2,872
	HRA
	Existing building to be demolished with redevelopment activities

	8049 Morgan Circle S
	0402724230023
	1977
	129,175
	33,439
	Private
	Existing building to be demolished with redevelopment activities

	1901 American Blvd W
	0402724240006
	1975
	160,774
	32,003
	HRA
	Existing building to be demolished with redevelopment activities

	2000 82nd St W
	0402724230025
	n/a
	101,939
	n/a
	City
	Vacant land

	8100 Knox Ave S
	0402724240017
	1978
	204,610
	170,421
	Private
	Existing apartments

	



The HRA previously owned five parcels within the Phase I Redevelopment Project as redevelopment was anticipated. Those properties have since been redeveloped and are privately owned.  In conjunction with Phase II of the Penn & American Redevelopment Project (Knox and American: Redevelopment and Housing), the HRA owns two parcels.  See Table I for a list of these properties. The purpose of property acquisition is to remove the existing underutilized and blighted properties and to facilitate redevelopment of the area as set forth in the General Plan of the City and the Guiding Principles set forth by the City Council for the Penn American District as well as Development Response Action Plans (DRAPs) incorporated herein by reference.

The City of Bloomington has rezoned portions of the area to C-5 zoning. This zoning provides for high-density mixed-use development including housing, office and retail uses. Specific development plans have been approved and executed for Phase I of the Redevelopment Project.  General development plans have been contemplated for the parcels comprising Phase II. Details of the development are contained in subsequent sections of this document. The Comprehensive Plan for the City designates this area for Regional Commercial.

This designation allows all “General Business” and “Community Commercial” activities plus additional service and retail uses such as hotels and motels, “big box” retail, large shopping centers, hospitals, and automobile sales that require easy access from the freeway system. Office uses are allowed within this designation when integrated with a commercial use or as a standalone use. Residential uses are allowed within this designation when fully integrated with a commercial land use and allowed in the underlying zoning district.

HRA has acquired five parcels within the district and through a development agreement with United Properties removed contaminated soil and other environmental hazards within Phase I.  The HRA has acquired two parcels within Phase II of the Redevelopment Project for further redevelopment opportunities comprising of both rental housing (portion as affordable) and hotel or suitable commercial/retail consistent with the Redevelopment Plan.

Portions of the infrastructure necessary for the development of Phase I have been installed.  This includes utilities, sidewalk, portions of the stormwater system and roadways.  Additional infrastructure is necessary and will be installed in conjunction with Phase II.




Figure II
Aerial View
Penn and American Phase I Project Area
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Penn and American Phase II Project Area
(Knox and American: Redevelopment and Housing)
As Modified October 2016
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Redevelopment Plan/Land Use

The City of Bloomington has approved a preliminary and final development plan for the area shown in Figure III on the accompanying page.

The development site is split into multiple phases. The south phase will begin first. It consists of 234 market rate rental units and approximately 14,000 square feet of retail. The north phase will add an additional 35,000 square feet of retail and up to 69,000 square feet of office.  Phase II of the Redevelopment Plan to be included is considered Knox and American: Redevelopment and Housing.  It is planned to consist of approximately 248 apartment rental units with a portion as affordable.  It is also planned to include a hotel or other commercial/retail use suitable for the redevelopment plan.
Table II
Summary Development

	Address
	PINS
	Proposed Development Activity

	Phase I of Redevelopment Plan for Penn & American Redevelopment Project Area

	8005 Penn Ave
	0402724230001
	Phase II – Retail office
Portion Phase I – road utilities and storm water

	8051 Penn Ave
	0402724230016
	234 units of Rental Housing, 14,000 square feet of retail, utilities, street and streetscape, storm water

	2001 American Blvd
	0402724230020
	Streetscape, new access

	2101 American Blvd
	0402724230031
	Streetscape, new access

	2105 American Blvd
	0402724230032
	Streetscape, street utilities

	2151 American Blvd
	0402724230002
	Streetscape, street utilities

	8030 Morgan Circle
	0402724230035
	Streetscape, new access, parking lot improvements

	2200 West  82nd St.
	0402724230024
	Street, streetscape

	Phase II of Redevelopment Plan for Penn & American Redevelopment Project Area
(Knox and American: Redevelopment and Housing)

	1951 American Blvd W
	0402724230022
	Red Lobster

	8000 Knox Ave S
	0402724240005
	Hotel or suitable commercial/retail

	8049 Morgan Circle S
	0402724230023
	Approximately 124 apartment units, with a portion as affordable

	1901 American Blvd W
	0402724240006
	Approximately 124 apartment units, with a portion as affordable

	2000 82nd St W
	0402724230025
	Vacant land

	8100 Knox Ave S
	0402724240017
	Existing apartments



Specific properties acquired by the HRA are listed by legal description in Exhibit A.

Compliance with the City of Bloomington General Plan

The plans for the project area are in compliance with the City of Bloomington’s Comprehensive Plan (General Plan) as well as other established land use controls.

The Comprehensive Plan for the City designates this area for Regional Commercial. This designation allows all “General Business” and “Community Commercial” activities plus additional service and retail uses that require easy access from the freeway system such as hotels and motels, “big box” retail, large shopping centers, hospitals, and automobile sales. Office uses are allowed within this designation when integrated with a commercial use or as a standalone use. Residential uses are allowed within this designation when fully integrated with a commercial land use and allowed in the underlying zoning district.

[image: ]The City of Bloomington has rezoned the portions of the project area to C-5 zoning. This zoning provides for high density mixed use development including housing, office and retail uses. A specific development plan has been approved for three of the parcels. Details of the first phase development are contained in later sections of this document. 



Proposed Phase II of Penn and American Redevelopment
(Knox and American: Redevelopment and Housing)
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HRA Activities 

Through the establishment of the Redevelopment Project Area and adoption of the Redevelopment Plan, the HRA intends to undertake the activities allowed under Minnesota Statute 469.002 Subd.14. These activities to be undertaken include but are not limited to the following:

1. The acquisition of blighted areas and other real property for the purpose of removing, preventing, or reducing blight, blighting factors, or the causes of blight, specifically the acquisition including contaminated sites;

2. To clear any areas acquired and install, construct or reconstruct streets, utilities, and site improvements essential to the preparation of sites for uses in accordance with the redevelopment plan, specifically assistance with vacation and reconstruction of streets and development of public park;

3. To sell or lease land acquired for uses in accordance with the redevelopment plan, specifically the reconveyance of land for the purpose of construction of the retail and housing developments described in this plan; and

4. Incur initiation, planning, survey and other administrative costs of a redevelopment project, and to prepare technical and financial plans and arrangements for buildings, structures, and improvements and all other work in connection therewith.


Need for Public Assistance

The Redevelopment Project outlined in this Plan could not be undertaken without public assistance. Reasons for public participation are described below:

· Parcels necessary for development and accompanying infrastructure are under several different ownerships.
· Two sites acquired by the HRA were occupied by buildings and had contaminated soil which impeded development. The associated costs of acquisition and demolition make it impractical for private development to implement the Redevelopment Plan without public assistance. This includes the provision of lifecycle housing and commercial development.
· Additional development requirements such as underground storage of storm water, streetscape and infrastructure such as streets, water and sewer increase development costs to a level not typical in standard development projects.
· The new construction of affordable housing for low and moderate income households limits revenues and requires additional sources of funding.

The public financial assistance required for this project is explained in the following Section.


Finance Plan

It is the HRA’s intent to use a variety of sources to finance the estimated redevelopment costs associated with this plan. These sources include but are not limited to tax increments, City and HRA redevelopment funds, state and other public funding sources, and proceeds from the sale of land. Table IV shows the estimated revenues and expenditures for the project.

TABLE IV
Project Revenues and Expenditures
Penn and American Phase I

	Sources of Funds
	 

	HRA Funds
	$6,500,000

	Excess Tax Increment from Other Districts
	$1,000,000

	Land Resale Proceeds
	$2,500,000

	Tax Increment
	$4,000,000

	Total All Sources of Funds
	$14,000,000

	Uses of Funds
	 

	Land Acquisition/Fixtures
	$11,300,000

	Public Improvements
	$2,400,000

	Administration, Legal, Consulting
	$20,000

	Contingency
	$280,000

	Total Expenses
	$14,000,000



Penn and American Phase II
Knox and American: Redevelopment and Housing

	Sources of Funds
	 

	HRA Funds
	$2,000,000

	Excess Tax Increment from Other Districts
	$0

	Land Resale Proceeds
	$2,000,000

	Tax Increment
	$0

	Total All Sources of Funds
	$4,000,000

	Uses of Funds
	 

	Land Acquisition/Fixtures
	$4,000,000

	Public Improvements
	$0

	Administration, Legal, Consulting
	$0

	Contingency
	$0

	Total Expenses
	$4,000,000






Exhibit A
Legal Descriptions

	Address
	PINS
	Legal Description

	8005 Penn Ave
	0402724230001
	Block 1, Hays Penn Ave Addn, 
	LOT 1 AND THAT PART OF N 1224 3/10

	 FT OF NW 1/4 OF SEC 4 TWN 27 R 24

	 LYING S OF ROAD EX ROADS SUBJECT TO

	 HWY




	8051 Penn Ave
	0402724230016
	Lot 1, Block 1, Hays Penn Ave 4th Addn

	2001 American Blvd
	0402724230020
	Lot 1, Block 1, Hays Penn Ave 5th Addn

	2101 American Blvd
	0402724230031
	Lot 1, Block 1, Sonic Bloomington Addn

	2105 American Blvd
	0402724230032
	Outlot A, Sonic Bloomington Addn

	2151 American Blvd
	0402724230002
	Lot 2, Block 1, Hays Penn Ave Addn

	8030 Morgan Circle
	0402724230035
	Outlot A, Morgan Circle Addn

	2200 West  82nd St.
	0402724230024
	Lot 1, Block 1, Reservoir Park 2nd Addn

	Phase II of Redevelopment Plan for Penn & American Redevelopment Project Area

	1951 American Blvd W
	0402724230022
	Lot 1, Block 1, Hays Penn Ave 6th Addn

	8000 Knox Ave S
	0402724240005
	Lot 1, Block 1, Hays Penn Ave 2nd Addn

	8049 Morgan Circle S
	0402724230023
	Lot 2, Block 1, Hays Penn Ave 6th Addn

	1901 American Blvd W
	0402724240006
	Lot 2, Block 1, Hays Penn Ave 2nd Addn

	2000 82nd St W
	0402724230025
	Lot 2, Block 1, Reservoir Park 2nd Addn

	8100 Knox Ave S
	0402724240017
	Lot 3, Block 1, Reservoir Park 2nd Addn
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